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ne idea to commence a Adult route to membership of NIESV was considered by he Council in 2013 at Uyo-Akwa-Ibom State Council Meeting. A committee was formed to look into modalities for recruiting mature Estate Surveyors into the 
profession. The outcome of this Committee is the manifestation of this Lecture Notes. 
The Membership Committee ensures that candidates with a Degree or HND in Estate 
Management and Valuation, who have attained the age of at least 50 years and have 
been in practice for over two decades should be allowed to apply for this special route. 
Scholars and practitioners are engaged to prepare lecture notes for the task tailored in 
line with our Professional Examination syllabuses. I am particularly grateful to this 
group of researchers who did not only provide educative and teaching materials on 
relevant areas of our practice, but did it with a dispatch. Thankyoufor this outstanding 
task. 
The President of NIESV, Olorogun james Omeru has been very supportive in ensuring 
that success of this lofty project is achieved. He particularly chaired a meeting of a 
group of Land Administrators in Benin City in 2013 and promised to put an end to non-
professionals heading our State and National Ministries of Lands in Nige,ria. 
The programme is intended to bring mature members of profession into our 
membership cadre through a well formulated and rigorous training over a specified 
period. 
This particular edition covers Principles of Valuation, Building Construction 
Professional Practice, Advanced Valuation I and II, and Professional Report Writing. 
Dr. B.]. Patunola Ajayi 
Chairman, NIESV Membership Committee, 
Ahuja, FCT-Nigeria 
Senior Route to Membership of NIESV, 2016 • 
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T :
h e  s u c c e s s  o f  t h e  f i r s t  e d i t i o n  o f  t h i s  b o o k  p r o p e l s  t h e  M e m b e r s h i p  C o m m i t t e e  o f  
t h e  N I E S V  t o  s e a r c h  f o r  a n  i m p r o v e m e n t  a n d  a n  i n t r o d u c t i o n  o f  n e w  t o p i c s  i n  
t h i s  e d i t i o n  E m e r g i n g  G l o b a l  c h a l l e n g e s  i n  R e a l  E s t a t e  S u r v e y i n g  a n d  V a l u a t i o n  
P r a c t i c e  c a l l  f o r  l e a r n i n g  n e w  t o p i c s  t o  s o l v e  t h e m .  t h i s  e d i t i o n  i n c l u d e s  I n t e r n a t i o n a l  
F i n a n c i a l  R e p o r t i n g  S t a n d a r d s ,  L a n d  A d m i n i s t r a t i o n  a n d  M a n a g e m e n t ,  P r o p e r t y  
R a t i n g  a n d  T a x a t i o n  a n d  o t h e r  c o n t e m p o r a r y  t o p i c s .  
A d d i t i o n a l  m e m b e r  w a s  i n v i t e d  t o  c o n t r i b u t e  c h a p t e r s  t o  t h i s  e d i t i o n  t~ a u g u m e n t  t h e  
e x i s t i n g  p o o l  o f  d i s c u s s i o n s  a n d  e n r i c h i n g  t h i s  e d i t i o n .  
T h e  e n t h u s i a s m  d i s p l a y e d  b y  t h e s e  e n e r g i c  a n d  b r i l l i a n t  c o n t r i b u t o r s  i s  n o t  o n l y  t o  b e  
a p p r e c i a t e d  b u t  t h e  p r o m p t n e s s  i n  r e s p o n d i n g  t o  t h e  s u b m i s s i o n  o f  t o p i c s  c o v e r e d  a r e  
i n v a l u a b l y  c o m m e n d a b l e .  I  a p p r e c i a t e  t h e  c o n t r i b u t i o n s  a n d  s u p p o r t  o f  o u r  a m i a b l e  
P r e s i d e n t  O l o r o g u n j a m e s  O m e r u , J o r  h i s  e f f o r t  i n  s e e i n g  t o  t h e  s u c c e s s f u l  p r o d u c t i o n  o f  
t h e  b o o k  a n d  t r a i n i n g  t h a t  s u b s e q u e n t l y  f o l l o w e d .  
T h a n k  y o u  A l m i g h t y  G o d  f o r  m a k i n g  a n  i d e a  o f  a  y o u n g  g u y  f r o m  f a r  a w a y  B a u c h i  a  
r e a l i t y  a n d  s p a r i n g  o u r  l i v e s  t o  t h i s  m o m e n t .  
T h a n k  y o u  a l l .  
D r .  B . ] .  P a t u n o l a  A j a y i  
C h a i r m a n ,  N I E S V  M e m b e r s h i p  C o m m i t t e e  
A h u j a ,  F C T ,  N i g e r i a .  




T he World is changing and the global process of doing business is equally changing, that is why it is paramount to adapt to the changes in order for us to be relevant as leaders in real estate business arena. It is pathetic to note that 
majority of our ministries of land are being directed by personnels who are not well 
versed in the profession of Estate Surveying and Valuation. To make the needed impact 
thatthecontemporarychangedemands, we must device a way to bring them under our 
umbrella. That is the reason for Adult Route to Membership. 
The idea to train and absorb our mature members into the members' fold of the 
profession through a special route was first considered in 2013 and a Committee was 
established to give modalities in order to achieve this purpose. 
I congratulate the First Vice President and Chairman, NIESV Membership Committee 
for working tirelessly in ensuring that this Lecture Notes is prepared and published in a 
book format. 
I also appreciate the efforts of the contributors- ESV. Adedayo Adebayo, ESV. Iroham 
C.O, ESV. 0/urotimi Kemiki, ESV. Sa/au L. Tunde and ESV. Bamidele Ogunleye for 
forwarding their write-ups for publication without any pecuniary attachment 
whatsoever. Thankyouforthisselj7ess service to humanity. 
It is my firm believe that, this book shall not only be beneficial to the candidate on Adult 
Route but also, other probationers aspiring to sit for our Professional Qualifying 
Examination (PQE). I hereby recommend this book to the general community of 
Professional Estate Surveyors and Valuers, Probationers, Students and Gen.eral Public 
who intend to improve their knowledge in Real Estate Profession through a self study. 
Thankyouall 
0/oorogun]ames Omeru (FNISV) 
President The Nigerian Institution ofEstate Surveyors and Valuers 
Ahuja, F. C. T-Nigeria. 
Senior Route to Membership of NIESV, 2016 · iii. 
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C o n t r i b u t o r s  
* * * * * * * * *  
T h e  N i g e r i a n  I n s t i t u t i o n  o f  E s t a t e  S u r v e y o r s  a n d  V a l u e r s  ( N I E S V )  i s  g r a t e f u l  t o  
t h e  f o l l o w i n g  s c h o l a r s  f o r  c o n t r i b u t i n g  t o  t h e  w r i t i n g  o f  c h a p t e r s  o f  t h i s  b o o k .  
T h e i r  e f f o r t s  s h a l l  b e  r e c o g n i s e d  f o r  p r o v i d i n g  a  s e l f l e s s  s e r v i c e  t o  t h e  I n s t i t u t i o n .  
T h a n k  y o u .  
1 .  E S V .  A d e d a y o  A d e b a y o  ( P h D ) .  A  L e c t u r e r  a t  t h e  D e p a r t m e n t  o f  E s t a t e  
M a n a g e m e n t  a n d  V a l u a t i o n ,  F e d e r a l  U n i v e r s i t y  o f T e c h n o l o g y ,  A k u r e ,  O n  d o  S t a t e  
- N i g e r i a .  
2 .  E S V .  I r o h a m  C . O .  ( P h D ) - L e c t u r e s  a t  t h e  D e p a r t m e n t  o f  E s t a t e  M a n a g e m e n t ,  
C o l l e g e  o f  S c i e n c e  a n d  T e c h n o l o g y ,  C o v e n a n t  U n i v e r s i t y ,  O t a ,  O g u n  S t a t e  -
N i g e r i a .  
3 .  E S V .  O l u r o t i m i  K e m i k i  ( P h D ) :  A  L e c t u r e r  a t  t h e  D e p a r t m e n t  o f  E s t a t e  
M a n a g e m e n t  a n d  V a l u a t i o n ,  F e d e r a l  U n i v e r s i t y o f T e c h n o l o g y ,  M i n n a  N i g e r  S t a t e  
- N i g e r i a .  C h a i r m a n ,  N I E S V ,  N i g e r  S t a t e  B r a n c h .  
4 .  E S V .  S a l a u  L i a d i  T u n d e  ( P h D ) :  H e a d  o f  D e p o r t m e n t ,  D e p a r t m e n t  o f  E s t a t e  
M a n a g e m e n t  a n d  V a l u a t i o n ,  F e d e r a l  P o l y t e c h n i c ,  B a u c h i  a n d  C h a i r m a n ,  N I E S V ,  
B a u c h i j G o m b e  S t a t e s  B r a n c h .  
5 .  E S V .  ( C h i e f )  B a m i d e l e  O g u n l e y e  ( P h D ) :  T h e  C h a i r m a n ,  O n  d o  S t a t e  B r a n c h  o f  
N I E S V  a n d  a  L e c t u r e r  a t  t h e  D e p a r t m e n t  o f  E s t a t e  M a n a g e m e n t ,  a n d  V a l u a t i o n ,  
F e d e r a l  U n i v e r s i t y  o f T e c h n o l o g y ,  A k u r e ,  O n  d o  S t a t e  .  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  
i v .  
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P e d a g o g y  I n t e r n a t i o n a l  P u b l i c  S e c t o r  
S t a n d a r d  < I P S A S > ;  I n t e r n a t i o n a l  F i n a n c i a l  R e p o r t i n g  
S t a n d a r d  < I F R S > ;  &  I n t e r n a t i o n a l  V a l u a t i o n  S t a n d a r d s  
A  B A C K G R O U N D  T O  I P S A S  A N D  I F R S  
T
h e  e s s e n c e  o f  e f f e c t i v e  
c o m m u n i c a t i o n  i s  t o  g e t  t h e  
m e s s a g e  a c r o s s  t o  t h e  a u d i e n c e  i n  
a n  u n d e r s t a n d a b l e  m a n n e r .  S i n c e  t h e  
l a n g u a g e  t h e  w h o l e  w o r l d  u n d e r s t a n d s  i s  
h i n g e d  o n  m o n e y ,  h e n c e  t h e  n e e d  f o r  t h e  
p r o f e s s i o n a l s  c o n c e r n e d  w i t h  i n t e r p r e t i n g  
f i n a n c i a l  m a t t e r s  ( A c c o u n t a n t s )  b r i n g i n g  
o u t  a  l a n g u a g e  t h e  w h o l e  w o r l d  w o u l d  
u n d e r s t a n d  e a s i l y .  T h i s  h a s  g i v e n  r i s e  t o  
t h e  i m p l e m e n t a t i o n  o f  r e p o r t i n g  s t a n d a r d s  
s u c h  a s  I n t e r n a t i o n a l  P u b l i c  S e c t o r  
A c c o u n t i n g  S t a n d a r d s  ( I P S A S )  a n d  
I n t e r n a t i o n a l  F i n a n c i a l  R e p o r t i n g  
S t a n d a r d s  ( I F R S ) .  
T h e  p u b l i c  s e c t o r  o r g a n i z a t i o n s  a c r o s s  t h e  
w o r l d  h a d  t o  c o n t e n d  w i t h  a c c o u n t i n g  
c h a l l e n g e s  t h a t  s t e m  f r o m  t h e  u s e  o f  
c a s h - b a s e d  a c c o u n t i n g  s y s t e m s  a n d  a  
h i s t o r i c a l  l a c k  o f  s t a n d a r d i z e d  
i n t e r n a t i o n a l  r e p o r t i n g  p r a c t i c e s .  
I n t e r n a t i o n a l  P u b l i c  S e c t o r  Acc~unting 
S t a n d a r d s  ( I P S A S ) ,  w h i c h  i s  d e s i g n e d  f o r  
t h e  u s e  i n  p r e p a r i n g  g e n e r a l  p u r p o s e  
f i n a n c i a l  s t a t e m e n t ,  s e t  u n i f i e d  g u i d e l i n e s  
f o r  a c c o u n t i n g  t o  b e  u s e d  a t  p u b l i c  s e c t o r  
e n t i t i e s  a c r o s s  t h e  g l o b e .  T h e  i n f o r m a t i o n  
c o n t a i n e d  i n  a c c r u a l  a c c o u n t i n g  I P S A S  
f i n a n c i a l  s t a t e m e n t s  i s  c o n s i d e r e d  u s e f u l ,  
b o t h  f o r  a c c o u n t a b i l i t y  a n d  f o r  d e c i s i o n -
m a k i n g  p u r p o s e s .  F i n a n c i a l  r e p o r t s  
p r e p a r e d  i n  a c c o r d a n c e  w i t h  I P S A S  a l l o w  
u s e r s  t o  a s s e s s  t h e  a c c o u n t a b i l i t y  f o r  a l l  
r e s o u r c e s  t h e  e n t i t y  c o n t r o l s  a n d  t h e  
d e p l o y m e n t  o f  t h o s e  r e s o u r c e s ,  a s s e s s  
t h e  f i n a n c i a l  p o s i t i o n ,  f i n a n c i a l  
p e r f o r m a n c e ,  a n d  c a s h  f l o w s  o f  t h e  e n t i t y  
a n d  m a k e  d e c i s i o n s  a b o u t  p r o v i d i n g  
r e s o u r c e s  t o ,  o r  d o i n g  b u s i n e s s  w i t h ,  t h e  
e n t i t y .  H e n c e ,  t h e  s t a n d a r d s  w i l l  e n a b l e  
c o m p a r i s o n  o f  d a t a  a c r o s s  o r g a n i z a t i o n s  
a n d  a s s i s t  i n  i m p r o v i n g  f i n a n c i a l  
a c c o u n t i n g  t r a n s p a r e n c y .  
I P S A S  i s  d e v e l o p e d  b y  a n  i n d e p e n d e n t  p r i v a t e  s t a n d a r d  s e t t i n g  b o a r d  
k n o w n  a s  T h e  I n t e r n a t i o n a l  P u b l i c  S e c t o r  A c c o u n t i n g  S t a n d a r d s  B o a r d  
( I P S A S B ) ,  u n d e r  t h e  a u s p i c e s  o f  t h e  I n t e r n a t i o n a l  F e d e r a t i o n  o f  
A c c o u n t a n t s  ( I F A O .  I P S A S B ,  w h i c h  w a s  f o r m e r l y  t h e  I F A C  p u b l i c  s e c t o r  
c o m m i t t e e  t h a t  h a s  b e e n  d e v e l o p i n g  a n d  i s s u i n g  a c c o u n t i n g  s t a n d a r d s  f o r  
t h e  p u b l i c  s e c t o r  s i n c e  1 9 9 7 ,  h a s  n o  p o w e r  i n  c o m p e l l i n g  c o u n t r i e s  t o  
a d o p t  I P S A S ,  h o w e v e r ,  t h e  s t a n d a r d s  h a v e  v i t a l  r o l e  t o  p l a y  i n  t h e  
d e v e l o p m e n t  a n d  r e v i s i o n  o f  n a t i o n a l  p u b l i c  s e c t o r  a c c o u n t i n g  s t a n d a r d s .  
T h e  f r a m e w o r k  o f  I P S A S  r e f l e c t s  a n  a c c u r a l - b a s e d  a p p r o a c h  n o t  f o u n d  i n  
m o s t  o t h e r  p u b l i c  s e c t o r  a c c o u n t i n g  s t a n d a r d s  a n d  I s  b a s e d  o n  a  u n i f i e d  
s t a n d a r d  v o i d  o f  i n d i v i d u a l  n a t i o n a l  l a w s .  T h e  s t a n d a r d  i s  d e s i g n e d  f o r  u s e  
i n  p r e p a r i n g  g e n e r a l - p u r p o s e  f i n a n c i a l  s t a t e m e n t  i n  l i n e  w i t h  r e c o g n i t i o n ,  
m e a s u r e m e n t ,  p r e s e n t a t i o n  a n d  d i s c l o s u r e  f o r  t r a n s a c t i o n s  a n d  e v e n t s ,  f o r  
i n s t a n c e  t h e  p a y m e n t  o f  g o v e r n m e n t  t a x e s .  I P S A S  i s  h o w e v e r  n o t  a d o p t e d  
f o r  g o v e r n m e n t  b u s i n e s s  e n t e r p r i s e s  ( G B E )  s u c h  a s  p u b l i c  u t i l i t i e s  a n d  
p u b l i c  t r a n s p o r t a t i o n  c o m p a n i e s .  T h e  l A S  a n d  I  F R S  a r e  i n s t e a d  a d o p t e d  f o r  
t h e s e  e n t i t i e s .  I P S A S  m a d e  p r o v i s i o n  f o r  a b o u t  3 8  ' s t a n d a r d s  b a s e d  o n  
a c c u r a l  a c c o u n t i n g  s y s t e m  a n d  1  s t a n d a r d  b a s e d  o n  c a s h  a c c o u n t i n g  
s y s t e m .  T h i s  i n v a r i a b l y  h a s  b u t t r e s e d  t h e  i m p o r t  o f  t h e  a c c u r a l  s y s t e m  
i n t e n d e d  t o  b e  a d o p t e d  f o r  a l l  g o v e r n m e n t  a g e n c i e s .  H o w e v e r ,  i t  s h o u l d  b e  
n o t e d  t h a t  e v e n  t h o u g h  I P S A S B  h a s  o b s e r v e d  t h a t  t h e  s w i t c h  t o  a c c r u a l -
b a s e d  f i n a n c i a l  r e p o r t i n g  i s  a c t u a l l y  t h e  g o a l  f o r  a l l  p u b l i c  f i n a n c i a l  r e p o r t i n g ,  
i t  h a s  c o m e  t o  t e r m s  w i t h  t h e  f a c t  t h a t  t h e  a d o p t i o n  o f  a  c a s h  b a s i s  I P S A S  
w i l l  r e a l i s t i c a l l y  b e  a  m o r e  i n t e r m e d i a t e  g o a l  f o r  s o m e  g o v e r n m e n t .  H e n c e ,  
I P S A S B  i s  a l s o  c o n s i d e r i n g  c o l l a b o r a t i o n  w i t h  b u d g e t i n g  ( w h i c h  i n  m a n y  
j u r i s d i c t i o n s  r e m a i n s  o n  a  c a s h  b a s i s )  a n d  s t a t i s t i c a l  r e p o r t i n g  s t a n d a r d s ,  
s u c h  a s  t h a t  i n c l u d e d  I n  t h e  G o v e r n m e n t  F i n a n c e  S t a t i s t i c s  M a n u a l  ( G F S M ) ,  
i s s u e d  b y  t h e  I n t e r n a t i o n a l  M o n e t a r y  F u n d  O M F ) .  
I P S A S B  I s  c o n s t i t u t e d  b y  1  8  m e m b e r s  o u t  o f  w h o m  1  5  a r e  d r a w n  f r o m  
I F A C  m e m b e r  b o d i e s  w h i l e  t h e  r e m a i n i n g  t h r e e  a r e  p u b l i c  m e m b e r s  h a v i n g  
e x p e r t i s e  I n  p u b l i c  s e c t o r  f i n a n c i a l  r e p o r t i n g .  A l l  t h e  m e m b e r s  t h a t  
c o n s t i t u t e  I P S A S B ,  i n c l u d i n g  t h e  c h a i r  a n d  d e p u t y  c h a i r ,  a r e  a p p o i n t e d  b y  
t h e  I F A C  B o a r d  o n  t h e  r e c o m m e n d a t i o n  o f  t h e  I F A C  N o m i n a t i n g  C o m m i t t e e .  
I P S A S B  h a s  b e e n  g i v e n  a  s t a n d a r d  p r o j e c t  w h i c h  e n t a i l s  t h e  r e s p o n s i b i l i t y  
o f  d e v e l o p m e n t  o f  I n t e r n a t i o n a l  P u b l i c  S e c t o r  A c c o u n t i n g  S t a n d a r d s  
( I P S A S )  f o r  f i n a n c i a l  r e p o r t i n g  b y  g o v e r n m e n t  a n d  o t h e r  p u b l i c  s e c t o r  
e n t i t i e s .  T h e  S t a n d a r d  P r o j e c t  o f  I P S A S B  w a s  e s t a b l i s h e d  i n  l a t e  1  9 9 6  
h a v i n g  t h e  f o l l o w i n g  o b j e c t i v e s  r e q u i r e d  t o  b e  d e v e l o p e d  b y  t h e  e n d  o f  
'  '  
N o v e m b e r  2 0 0 1  a s  a t  t h e  i n i t i a l  s t a g e  o f  t h e  p r o j e c t :  A  b a c k g r o u n d  p a p e r  
i d e n t i f y i n g  c u r r e n t  p r a c t i c e s  a n d  i s s u e s  i n  p u b l i c  s e c t o r  f i n a n c i a l  r e p o r t i n g ;  
A  c o r e  s e t  o f  I P S A S  b a s e d  ( t o  t h e  e x t e n t  a p p r o p r i a t e )  o n  t h e  I n t e r n a t i o n a l  
A c c o u n t i n g  S t a n d a r d s  i n  p l a c e  a s  a t  A u g u s t  1 9 9 7 ;  A n  I P S A S  o n  t h e  c a s h  
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basis of accounting; Guidance on the 
transition from the cash to the accrual basis of 
accounting. 
For the counterparts In private settings who 
are profit oriented, In a bid to making company 
accounts understandable and comparable 
across international boundaries, a unified 
sytem of standard was adopted popularly 
known as the International Rnancial Reporting 
Standards (IFRS). As the world is becoming 
more globalised particularly for companies 
having international shareholding and trade 
across several nations, the need to replace the 
many different national accounting standards 
for a unified system across the globe was 
sought. Although attempts for the 
harmonisation of accounting standards 
started across the European Union, the 
concept has been appreciated all over the 
world. Whether there is actually a de facto 
existence of this unified standard as acclaimed 
is another issue for debate. 
Initially standards known as the International 
Accounting Standards (lAS) were Issued by 
International Accounting Standards 
Committee (lAS() between 1973 and 2001. 
However, on April 1, 2001 the body 
responsible for these standards transformed 
to become the International Accounting 
Standard Board OASB). The Board which is 
an independent accounting standard setting 
body based in london consists of 1 5 
members from Nine countries including the 
United States. The Board which is charged 
with the responsibility of setting international 
standards for the preparation of public 
company financial statements now known as 
International Rnancial Reporting Standards 
(I FRS) is founded by contributions from major 
accounting firms, private financial institutions 
and industrial companies, central and 
development banks, national funding regimes 
and other international and professional 
organisations throughout the world. During 
its first meeting the new Board adopted 
existing lAS and Standing Interpretations 
Committee standards (SICs). The IASB has 
however continued to develop standards 
calling the new standards "International 
Rnancial Reporting Standards". The I FRS 
while adopting 4 1 standards from lAS has 1 5 
standards which are summarizedly accounting standards that 
supposed to capture Statement of require transparent and 
Rnancial Position; Statement of 
Comprehensive Income; Statement 
of Changes In Equity; Statement of 
Cashflows; and Notes to the 
Financial Statement amongst 
comparable information in 
general purpose financial 
statements. The NASB Act was 
lh 
however enacted on 1 0 July 
2003 by Act No 22 of 2003, 
others. established to amongst others 
Approximately 1 20 nations and develop and publish accounting 
reporting jurisdictions permit or 
require IFRS for domestic listed 
Companies although approximately 
90 countries have fully conformed 
to IFRS. Some of such countries 
include Australia with effect from 
on or after January 1, 2005; 
Canada and Korea, January 1 , 
2011; European Union, January 1, 
2005; India, April1 201 6; Japan, 
on or after March ending 2015; 
Pakistan, January 1 , 2004; South 
Africa, January 1, 2005; Mexico, 
in 2012; Turkey; Zimbabwe 
amongst others. The United States 
Is yet to begin the adoption of IFRS. 
However, like many other 
economies of the world, the US 
Financial Accounting Standard 
Board (FASB) has opted for 
convergence whereby FASB and 
IASB continue working together to 
develop high quality, compatible 
accounting standards (this case the 
US GAAP and the I FRS) over time 
In Nigeria, the quest for this global 
harmonisation of financial reporting 
saw the greenlight when In July 
2010, the Federal Executive 
Council approved the Road map for 
Nigeria's adoption of the 
standards. This was followed with 
the enactment of the Rnancial 
Reporting Council of Nigeria Act In 
2011 . Prior to this time, the 
Nigerian Accounting Standard 
Board (NASB) incorporated under 
the company Act 1968 and 
officially opened on September 9, 
1 982 was the only recognized 
body in Nigeria responsible for 
developing and issuing, in the public 
interest, a single set of high quality 
standards; promote and enforce 
compliance with accounting 
standards; and provide penalties 
for non-compliance. NASB had 
issued 30 Standards, known as 
Statement of Accounting 
Standards (SAS) before being 
transformed to the Rnanclal 
Reporting Council (FRO.The FRC 
among other things is cl1arged 
with the responsibility of 
implanting the road map for 
adoption of IFRS in Nigeria. In 
2 0 1 2 Nigeria commenced 
phased adoption of IFRS with all 
companies quoted on the stock 
excl1ange and companies with 
significant public interest required 
to comply in the first phase. 
REPORTING STANDARDS FOR 
VALUERS 
There are no outlandish 
standards in reporting valuation 
exercise in the real estate 
' profession. Thus, the mere fact 
that accountants are working 
towards cutting edge reporting 
standards to be Indelibly followed 
by professionals who give advice 
on financial decisions does not 
mean the valuation profession is 
quiescent. Notable amongst 
valuation standards include The 
Appraisal and Valuation Manual 
of the UK Royal Institution of 
Chartered Surveyors (Red 
Book); The Uniform Standards of 
Professional Appraisal Practice 
(USPAP) of the Appraisal 
Fondatlon in us; The Australian 
Property Institute's Professional 
Practice; Canadian Uniform 
Senior Route to Membership of NIESV, 2016 . · 
; . -
S t a n d a r d s  o f  P r o f e s s i o n a l  A p p r a i s a l  P r a c t i c e  
a n d  T h e  E u r o p e a n  G r o u p  o f  V a l u e r s '  
A s s o c i a t i o n  ( T E G O V A )  w h i c h  a p p r o v e d  
E u r o p e a n  P r a c t i c e  S t a n d a r d s  ( B l u e  B o o k ) .  
H o w e v e r ,  i t  c a n  b e  g a t h e r e d  t h a t  t h e  w a k e u p  
c a l l  f o r  e m i n e n t  s t a n d a r d s  o f  r e p o r t i n g  
v a l u a t i o n  c a n  s t i l l  b e  t r a c e d  b a c k  t o  p r o p e l l i n g  
f o r c e s  b y  a c c o u n t a n t s .  I t  c a n  b e  d e d u c e d  t h a t  
c o n v e n t i o n .  T h e r e  i s  n o  h a r d  a n d  
f a s t  d e f i n i t i o n  t o  t h i s  c o n c e p t ;  
h o w e v e r ,  i t  s h o u l d  b e  g e a r e d  
t o w a r d s  m e e t i n g  t h e  a f o r e m e n t i o n .  
T h i s  i n v a r i a b l y  i s  w h a t  I P S A S  a n d  
I F R S  i s  o u t  t o  a c h i e v e  w h e n  
c o m p a r e d  t o  t h e  o b j e c t i v e s  o f  T h e  
I n t e r n a t i o n a l  V a l u a t i o n  S t a n d a r d  
t h e  r e s p o n s i b i l i t i e s  o f  f o r m u l a t i n g  
a n d  p u b l i s h i n g  i n  t h e  p u b l i c  
i n t e r e s t  v a l u a t i o n  s t a n d a r d s  f o r  
p r o p e r t y  v a l u a t i o n  a n d  t o  
p r o m o t e  ' t h e i r  w o r l d w i d e  
a c c e p t a n c e ;  a n d  h a r m o n i s i n g  
s t a n d a r d s  a m o n g s t  t h e  w o r l d ' s  
s t a t e  a n d  t o  i d e n t i f y  a n d  m a k e  
c o m p l e x i t i e s  i n  t h e  e c o n o m i c  c l i m a t e  a n d  n e e d  C o m m i t t e e  (  I V  S  C ,  2  0  1  1  )  d i s c l o s u r e  o f  d i f f e r e n c e s  i n  
f o r  i n t e r n a t i o n a l  i n v e s t o r s  i n  p r ; o p e r t y  t o  
c o m p a r e  a n d  j u d g e  t h e  p e r f o r m a n c e  o f  t h e i r  
i n v e s t m e n t  h a s  t r i g g e r e d  a c c o u n t a n t s  t o  u r g e  
p r o p e r t y  p r o f e s s i o n a l s  t o  h a r m o n i z e  v a l u a t i o n  
s t a n d a r d s  t o  m e e t  I n t e r n a t i o n a l  A c c o u n t i n g  
S t a n d a r d s .  T h e  B a s e l  A c c o r d  o n  b a n k i n g  
r e g u l a t i o n s  s t a r t i n g  f r o m  B a s e l  1  a s  i t  i s  
p r o p e r l y  k n o w n  i n  t h e  8 0 ' s  a n d  t h e  n e e d  f o r  
v a l u e r s  t o  c o m p l y  w i t h  I n t e r n a t i o n a l  
A c c o u n t i n g  S t a n d a r d s  d i d  c a l l  f o r  
s t a n d a r d i s e d  v a l u a t i o n  r e p o r t i n g .  M o r e  s o ,  
s u m m a r i s e d  a s  f o l l o w s :  T o  p r o m o t e  
c o n s i s t e n c y  a n d  a i d  I n  t h e  
u n d e r s t a n d i n g  o f  t h e  v a r i o u s  t y p e s  
o f  v a l u a t i o n  b y  I d e n t i f y i n g  o r  
d e v e l o p i n g  g l o b a l l y  a c c e p t e d  
p r i n c i p l e s  a n d  d e f i n i t i o n s ;  T o  
i d e n t i f y  a n d  p r o p a g a t e  c o m m o n  
p r i n c i p l e s  f o r  t h e  u n d e r t a k i n g  o f  
v a l u a t i o n  a s s i g n m e n t s  a n d  t h e  
r e p o r t i n g  o f  v a l u a t i o n ;  T o  I d e n t i f y  
s p e c i f i c  m a t t e r s  t h a t  r e q u i r e  
s t a t e m e n t s  a n d / o r  a p p l i c a t i o n s  
o f  s t a n d a r d s  a s  t h e y  o c c u r .  I n  
1 9 9 4  T I A V S C  c h a n g e d  i t s  n a m e  
t o  I n t e r n a t i o n a l  V a l u a t i o n  
S t a n d a r d s  C o m m i t t e e  ( I V S O .  
T h e  I n t e r n a t i o n a l  V a l u a t i o n  
S t a n d a r d s  C o m m i t t e e  ( I V S ( )  w a s  
r e n a m e d  i n  2 0 0 8  t o  I n t e r n a t i o n a l  
V a l u a t i o n  S t a n d a r d s  C o u n c i l  a n d  
s o  h e r  a c r o n y m  ( I V S C )  w a s  
r e t a i n e d .  T h e  I V S C  w h i c h  h a s  
s t a n d a r d s  i n  v a l u a t i o n  r e p o r t i n g  w e r e  h i n g e d  c o n s i d e r a t i o n  a n d  m e t h o d s  m e m b e r s h i p  w i t h  a f f i l i a t e d  
o n  f i n a n c i a l  d e b a c l e s .  F o r  i n s t a n c e ,  t h e  c o m m o n l y  u s e d  w h e n  v a l u i n g  p r o f e s s i o n a l  b o d i e s  f r o m  5 2  
f i n a n c i a l  c r i s e s  i n  t h e  U K  i n  t h e  e a r l y  7 0 ' s  a n d  
h e r  p r o p e r t y  m a r k e t  c o l l a p s e  i n  t h e  9 0 ' s ;  t h e  
U S A  s a v i n g  a n d  l o a n  c r i s e s  i n  t h e  8 0 ' s  c a n  b e  
a t t r i b u t e d  t o  u n p r o p e r  v a l u a t i o n  u s e d  i n  
s e c u r i n g  b a n k  l o a n s .  T h e s e  a r e  a l s o  s p r i n g  
b o a r d s  e n g i n e e r i n g  t h e  e m e r g e n c e  o f  
s t a n d a r d s  i n  v a l u a t i o n  r e p o r t i n g .  
A p a r t  f r o m  t h e  f i n a n c i a l  u p h e a v a l  o f  t h e  e a r l y  
7 0 ' s  t h a t  p r o m p t e d  t h e  R I C S  i n  t h e  U K  t o  
a d o p t  s t a n d a r d  o f  r e p o r t i n g ,  t h e '  n e e d  f o r  
s t a n d a r d s  h a s  t r a n s c e n d e d  l o c a l  a n d  r e g i o n a l  
b o u n d a r i e s  t o  h a v i n g  i n t e r n a t i o n a l  d e n o t a t i o n  
p r e d i c a t e d  u p o n  t h r e e  o t h e r  p r i m a r y  r e a s o n s .  
T h e s e ,  a r e  t h e  f o r m a t i o n  o f  t h e  E u r o p e a n  
G r o u p  o f  V a l u e r s  o f  A x e d  A s s e t s  c o m i n g  o n  
b o a r d  i n  1  9  7  7 .  T h i s  g r o u p  a d o p t e d  t h e  R I C S  
m o d e l  t o  s u i t  E u r o p e a n s .  T h e r e a f t e r  t h e  
I n t e r n a t i o n a l  A s s e t s  V a l u a t i o n  S t a n d a r d s  
C o m m i t t e e  C T I A V S C )  w a s  f o r m e d  i n  1  9 8 2 .  
T h i s  c o m m i t t e e  e x t e n d e d  t h e  E u r o p e a n  s e t s  o f  
s t a n d a r d s  t h r o u g h  o u t  t h e  w o r l d .  T h e  n a m e  o f  
t h e  c o m m i t t e e  w a s  c h a n g e d  t o  t h e  
I n t e r n a t i o n a l  V a l u a t i o n  S t a n d a r d s  C o m m i t t e e  
( I V S ( )  i n  1 9 9 4 .  T h e  o t h e r  r e a s o n  i s  t h e  
i n f l u e n c e  E u r o p e a n  U n i o n  ( E U )  h a s  o n  t h e  
r e m o v a l  o f  b a r r i e r  a m o n g s t  m e m b e r  c o u n t r i e s  
t o  f o s t e r  t r a d e .  
V a l u a t i o n  s t a n d a r d s  c a n  b e  d e f i n e d  a s  
e s t a b l i s h e d  p r o c e d u r a l  r u l e s  t h a t  a r e  w i d e l y  
a c c e p t a b l e  a n d  m e e t  m i n i m u m  e t h i c a l  
d i f f e r e n t  t y p e s  o f  a s s e t s  o r  
l i a b i l i t i e s ;  T o  i d e n t i f y  t h e  
a p p r o p r i a t e  v a l u a t i o n  p r o c e s s e s  
a n d  r e p o r t i n g  d i s c l o s u r e s  f o r  t h e  
m a j o r  p u r p o s e s  f o r  w h i c h  
v a l u a t i o n s  a r e  r e q u i r e d ;  T o  r e d u c e  
d i v e r s i t y  o f  p r a c t i c e  b y  e n a b l i n g  t h e  
c o n v e r g e n c e  o f  d i f f e r e n t  v a l u a t i o n  
s t a n d a r d s  u s e d  i n  s p e c i f i c  s e c t o r s  
a n d  s t a g e s .  
T h e  I n t e r n a t i o n a l  V a l u a t i o n  
S t a n d a r d  j u s t  l i k e  t h e  o t h e r  
a c c o u n t i n g  s t a n d a r d s  d i d  n o t  j u s t  
.  e m e r g e  o n  t h e  s c e n e ,  r a t h e r  
s t a n d a r d s  h a v e  m e t a m o r p h o s e d  
o v e r  t h e  y e a r s  t o  t h e  w i d e l y  
a c c l a i m e d  I n t e r n a t i o n a l  S t a n d a r d .  I n  
o r d e r  f o r  s t a n d a r d s  t o  b e  a d o p t e d  
v a r i o u s  b r a i n s t o r m i n g  s e s s i o n s  
h a v e  b e e n  c a r r i e d  o u t  b y  b o d i e s  i n  
f o r m s  o f  c o m m i t t e e s .  I n  t h e  7 0 ' s  
d e l i b r a t i o n s  f o r  a  m e r g e r  o f  a  
T e c h n i c a l  C o m m i t t e e  o f  t h e  R o y a l  
I n s t i t u t i o n  o f  C h a r t e r e d  S u r v e y o r s  
( R I C S )  a n d  r e p r e s e n t a t i v e s  o f  U S  
A p p r a i s a l  O r g a n i s a t i o n  r e s u l t e d  t o  
t h e  f o r m a t i o n  o f  T h e  I n t e r n a t i o n a l  
A s s e t s  V a l u a t i o n  S t a n d a r d s  
C o m m i t t e e  ( T I A V S O  i n  1  9 8 1  .  
T I A  V S C  w a s  c h a r g e d  m a j o r l y  w i t h  
•  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  
c o u n t r i e s  i n c l u d i n g  N i g e r i a  i s  
d i v i d e d  i n t o  t h r e e  b r o a d  c a t e g o r y  
o f  a p p l i c a t i o n :  G e n e r a l  S t a n d a r d s  
c o v e r i n g  , ; ; c o p e  o f  w o r k ,  
i m p l e m e n t a t i o n  a n d  r e p o r t i n g ;  
A s s e t  S t a n d a r d s  c o v e r i n g  
b u s i n e s s  a n d  b u s i n e s s  i n t e r e s t s ,  
t a n g i b l e  a s s e t s ,  p l a n t  a n d  
e q u i p t m e n t ,  r e a l  p r o p e r t y  
i n t e r e s t s ,  i n v e s t m e n t  p r o p e r t y  
u n d e r  c o n s t r u c t i o n ,  f i n a n c i a l  
i n s t r u m e n t s ;  a n d  V a l u a t i o n  
A p p l i c a t i o n  w h i c h  d e a l s  w i t h  
v a l u a t i o n  f o r  f i n a n c i a l  r e p o r t i n g  
a n d  v a l u a t i o n  o f  r e a l  p r o p e r t y  
i n t e r e s t s  f o r  s e c u r e d  l e n d i n g .  
P R O V I S I O N S  O F  I P S A S  
A s  h i g h l i g h t e d  e a r l i e r  I P S A S  o n  
a c c u r a l  b a s i s  h a s  3 8  s t a n d a r d s  
w h i l e  I P S A S  o n  c a s h  b a s i s  h a s  1  
s t a n d a r d .  T h e  1  s t a n d a r d  c a s h  
b a s e  f i n a n c i a l  r e p o r t i n g  o f  I P S A S  
w h i c h  i s  n o t  n u m b e r e d  i s  i n  t w o  
p a r t s .  T h e  f i r s t  p a r t  a d d r e s s e s  
m a n d a t o r y  r e p o r t i n g  
r e q u i r e m e n g  w h i l e  p a r t  t w o  
e n c o u r a g e s  d i s c l o s u r e  s o  a s  t o  
s u p p o r t  t h e  i n f o r m a t i o n  r e p o r t e d  
i n  p a r t  o n e .  H o w e v e r ,  s i n c e  t h e  
h e a r t  b e a t  o f  I P S A S  I s  o n  a c c u r a i  





















































basis that will be the focus of this segment 
with highlight on each of the standards. 
· IPSAS 1 , Presentation of Rnandal 
Statements 
(Annual periods beginning on or after January 
1' 2008) 
To set out the manner in which general-
purpose financial statements shall be 
prepared under the accrual basis of 
accounting, including guidance for their 
structure and the minimum requirements for 
content. 
· IPSAS 2, Presentation of Rnancial 
Statements 
(Periods beginning on or after July 1, 2001) 
To require the presentation of information 
about historical changes in a public sector 
entity's cash and cash equivalents by means 
of a cash flow statement that classifies cash 
flows·· during the period according to 
operating, investing, and financing activities. 
· IPSAS 3, Accounting Policies, 
Changes in Accounting Estimates 
and Errors (Annual periods 
beginning on or after January 1 , 
2008) 
To prescribe the criteria for selecting and 
changing accounting policies, together with the 
accounting treatment and disclosure of 
changes in accounting policies, changes in 
accounting estimates, and corrections of 
errors. 
· IPSAS 4, The Effects of Changes in 
Foreign Exchange Rates 
(Annual periods beginning on or 
after January 1, 201 0) 
Deals with accounting for foreign currency 
transactions and foreign operations. IPSAS 4 
sets out the requirements for determining 
whlch,exchange rate to use for the recognition 
of certain transactions and balances and how 
to recognise in the financial statements the 
financial effect of changes in exchange rates. 
· IPSAS 5, Borrowing Costs (Periods 
beginning on or after July 1 , 
2001) 
Prescribe the accounting treatment for 
borrowing costs and requires either the 
immediate expensing of borrowing 
costs or as an allowed alternative 
treatment, the capitalization of 
borrowing costs that are directly 
attributable to the acquisition, 
construction or production of a 
qualifying asset 
· IPSAS 6, Consolidated 
Rnancial Statements 
and Accounting for 
Controlled Ehtities 
(Annual periods 
beginning on or after 
January 1 , 2008, 
IPSASs 34-38 
(Interests In Other 
Entities) are effective 
for annual periods 
beginning on or after 1 
January 201 7, 
replacing IPSASs 6-
8. Earlier application 
permitted). 
Requires all controlling entities to 
prepare consolidated financial 
statements which consolidate all 
controlled entitles on a line by line 
basis. The standard also contains 
a detailed discussion of the 
concept of control as It applies in 
the public sector and guidance on 
determining whether control exists 
for financial reporting purposes. 
· IPSAS 7, Accounting for 
Investments in 
Associates (Annual 
periods beginning on 
or after January 1 , 
2008, IPSASs 34-
38 (Interests in Other 
Entitles) are effective 
for annual periods 
beginning on or after 1 
January 2017, 
replacing IPSASs 6-
8. Earlier application 
permitted). 
Requires all investments in 
associates to be accounted for in 
the consolidated financial 
staements using the equity 
method of accounting, except 
when the investment is acquired 
and held exclusively with a view to 
Its disposal in the near Mure in 
which case the cost method Is 
required. 
· IIPSAS 8, Financial 
Reporting of 
Interests in Joint 
'Ventures (Annual 
periods beginning on 
or after January 1 , 
2008, IPSASs 34-
38 (Interests in 
Other Entities) are 
effective for annual 
periods beginning on 
or after 1 January 
201 7, replacing 




consolidation to be adopted as 
the benchmark treatment for 
accounting for such joint ventures 
entered into by public sector 
entities. However, IPSAS 8 
permits as an allowed 
alternative - joint ventures to be 
accounted fpr using the equity 
method of accounting 
· IPSAS 9, Revenue from 
E x c h a n g e 
Transactions 
(Periods beginning 
on or after July 1 , 
2002) 
Establishes requirements for the 
accounting treatment of revenue 
from exchange transactions. 
Non- exchange revenue such as 
taxation is not addressed in this 
standard Non- exchange 
revenue is to be dealt with as a 
separate project 
· IPSAS 1 0, Rnancial 
Reporting in 
Senior Route to Membership of NIESV, 2016 . . 
r. 
H y p e r i n f l a t i o n a r y  E c o n o m i e s  
( P e r i o d s  b e g i n n i n g  o n  o r  a f t e r  
J u l y  1 ,  2 0 0 2 )  
D e s c r i b e s  c h a r a c t e r i s t i c s  o f  a n  e c o n o m y  t h a t  
i n d i c a t e  w h e t h e r  i t  i s  e x p e r i e n c i n g  a  p e r i o d  o f  
h y p e r i n f l a t i o n  a n d  p r o v i d e s  g u i d a n c e  o n  
r e s t a t i n g  t h e  f i n a n c i a l  s t a t e m e n t s  i n  a  
h y p e r i n f l a t i o n a r y  e n v i r o n m e n t  t o  e n s u r e  
u s e f u l  i n f o r m a t i o n  i s  p r o v i d e d  
·  I P S A S  1  1  ,  C o n s t r u c t i o n  C o n t r a c t s  
( P e r i o d s  b e g i n n i n g  o n  o r  a f t e r  
J u l y  1 ,  2 0 0 2 )  
D e a l s  w i t h  b o t h  c o m m e r c i a l  a n d  n o n -
c o m m e r c i a l  c o n t r a c t s  a n d  p r o v i d e s  g u i d a n c e  
o n  t h e  a l l o c a t i o n  o f  c o n t r a c t  c o s t s  a n d  w h e r e  
a p p l i c a b l e  c o n t r a c t  r e v e n u e  t o  t h e  r e p o r t i n g  
p e r i o d s  i n  w h i c h  c o n s t r u c t i o n  w o r k  i s  
p e r f o r m e d .  
·  I P S A S  1 2 ,  I n v e n t o r i e s  ( A n n u a l  
p e r i o d s  b e g i n n i n g  o n  o r  a f t e r  
J a n u a r y  1 ,  2 0 0 8 )  
E s t a b l i s h e s  t h e  a c c o u n t i n g  t r e a t m e n t  o f  
i n v e n t o r i e s  h e l d  b y  p u b l i c  s e c t o r  e n t i t l e s  a n d  
d e a l s  w i t h  i n v e n t o r i e s  h e l d  f o r  s a l e  i n  a n  
e x c h a n g e  t r a n s a c t i o n  a n d  c e r t a i n  i n v e n t o r i e s  
h e l d  f o r  d i s t r i b u t i o n  a t  n o  o r  n o m i n a l  c h a r g e .  
T h e  I P S A S  e x c l u d e s  f r o m  i t s  s c o p e .  w o r k - i n -
p r o g r e s s  o f  s e r v i c e s  t o  b e  p r o v i d e d  a t  n o  o r  
n o m i n a l  c h a r g e  f r o m  r e c i p i e n t s  b e c a u s e  t h e y  
a r e  n o t  d e a l t  w i t h  b y  l A S  2  i n v e n t o r i e s  a n d  
b e c a u s e  t h e y  i n v o l v e  p u b l i c  s e c t o r  s p e c i f i c  
i s s u e s  w h i c h  r e q u i r e  f u r t h e r  c o n s i d e r a t i o n  
·  I P S A S  1  3 ,  L e a s e s  ( A n n u a l  p e r i o d s  
b e g i n n i n g  o n  o r  a f t e r  J a n u a r y  1  ,  
2 0 0 8 )  
T o  p r e s c r i b e ,  f o r  l e s s e e s  a n d  l e s s o r s ,  t h e  
a p p r o p r i a t e  a c c o u n t i n g  p o l i c i e s  a n d  
d i s c l o s u r e s  t o  a p p l y  i n  r e l a t i o n  t o  f i n a n c e  a n d  
o p e r a t i n g  l e a s e s  
·  I P S A S  1  4 ,  E v e n t s  a f t e r  t h e  
R e p o r t i n g  D a t e  ( A n n u a l  p e r i o d s  
b e g i n n i n g  o n  o r  a f t e r  J a n u a r y  1  ,  
2 0 0 8 )  
T h e  I P S A S  i s  b a s e d  o n  l A S  1 0 ,  E v e n t s  A f t e r  
t h e  B a l a n c e  S h e e t  D a t e  ( B a l a n c e  S h e e t  i s  n o w  
a l s o  k n o w n  a s  S t a t e m e n t  o f  R n a n c i a l  P o s i t i o n  
b y  I F R S ) .  T h i s  I P S A S  r e v i s e d  i n  1  9 9 9  h a s  
b e e n  a m e n d e d  w h e r e  n e c e s s a r y  t o  
r e f l e c t  t h e  p u b l i c  s e c t o r  o p e r a t i n g  
e n v i r o n m e n t .  T h e  s t a n d a r d  
e s t a b l i s h e s  c r i t e r i a  f o r  d K i d i n g  
w h e t h e r  t h e  f i n a n c i a l  s t a t e m e n t s  
s h o u l d  b e  a d j u s t e d  f o r  a n  e v e n t  
o c c u r i n g  a f t e r  t h e  r e p o r t i n g  d a t e .  I t  
d i s t i n g u i s h e s  b e t w e e n  a d j u s t a b l e  
e v e n t s  ( t h o s e  t h a t  p r o v i d e  e v i d e n c e  
o f  c o n d i t i o n s  t h a t  e x i s t e d  a t  t h e  
r e p o r t i n g  d a t e )  a n d  n o n - a d j u s t a b l e  
e v e n t s  ( t h o s e  t h a t  a r e  i n d i c a t i v e  o f  
c o n d i t i o n s  t h a t  a r o s e  a f t e r  t h e  
r e p o r t i n g  d a t e ) .  
·  I P S A S  1  5 ,  F i n a n c i a l  
I n s t r u m e n t s :  
D i s c l o s u r e  a n d  
P r e s e n t a t i o n  (  
T h e  I P S A S  i s  b a s e d  o n  l A S  3 2  
R n a n c i a l  I n s t r u m e n t s :  D i s c l o s u r e  
a n d  P r e s e n t a t i o n  ( R e v i s e d  1 9 9 8 ) .  
T h e  S t a n d a r d s  i n c l u d e  
r e q u i r e m e n t s  f o r  d i s c l o s u r e s  a b o u t  
b o t h  o n - b a l a n c e  s h e e t  a n d  o f f -
b a l a n c e  s h e e t  (stateme~t o f  
f i n a n c i a l  p o s i t i o n )  i n s t r u m e n t s ,  a n d  
t h e  c l a s s i f i c a t i o n  o f  f i n a n c i a l  
i n s t r u m e n t s  a s  f i n a n c i a l  a s s e t s ,  
l i a b i l i t i e s  o r  e q u i t y .  S o m e  
r e s p o n d e n t s  n o t e d  t h a t  t h e  I P S A S  
w o u l d  h a v e  o n l y  l i m i t e d  a p p l i c a t i o n  
f o r  p u b l i c  s e c t o r  e n t i t i e s  w h i c h  d i d  
n o t  h o l d  f i n a n c i a l  a s s e t s ,  l i a b i l i t i e s  
.  o r  e q u i t y .  T h e  P S C  h a s  i n c l u d e d  a s  
a n  a p p e n d i x  t o  t h e  I P S A S  a  g u i d e  t o  
a s s i s t  e n t i t l e s  i n  i d e n t i f y i n g  t h e  
r e q u i r e m e n t s  o f  t h e  S t a n d a r d  t h a t  
w i l l  a p p l y  t o  t h e m .  
·  I P S A S  1  6 ,  I n v e s t m e n t  
P r o p e r t y  ( A n n u a l  
p e r i o d s  b e g i n n i n g  o n  
o r  a f t e r  J a n u a r y  1  ,  
2 0 0 8 )  
B a s e d  o n  l A S  4 0  I n v e s t m e n t  
P r o p e r t y  ( i s s u e d  2 0 0 0 )  a n d  
p r o v i d e s  g u i d a n c e  o n  i d e n t i f y i n g  
i n v e s t m e n t  p r o p e r t i e s  i n  t h e  p u b l i c  
s e c t o r .  T h e  S t a n d a r d :  r e q u i r e s  t h a t  
i n v e s t m e n t  p r o p e r t y  i n i t i a l l y  b e  
r e c o g n i s e d  a t  c o s t  a n d  e x p l a i n s  t h a t  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  
w h e r e  a n  a s s e t  i s  a c q u i r e d  a t  n o  
o r  n o m i n a l  c o s t ,  i t s  c o s t  i s  i t s  f a i r  
v a l u e  a s  a t  t h e  d a t e  i t  i s  f i r s t  
r e c o g n i s e d  •  i n  t h e  f i n a n c i a l  
s t a t e m e n t ;  r e q u i r e s  t h a t  
s u b s e q u e n t  t o  i n i t i a l  r e c o g n i t i o n  
I n v e s t m e n t  p r o p e r t y  b e  m e a s u r e d  
c o n s i s t e n t  w i t h  e i t h e r  t h e  f a i r  
v a l u e  m o d e l  o r  t h e  c o s t  m o d e l ;  
a n d  i n c l u d e  t r a n s i t i o n a l  p r o v i s i o n s  
o f  t h e  i n i t i a l  a d o p t i o n  o f  t h e  
I P S  A S .  
I P S A S  1 7 ,  P r o p e r t y ,  P l a n t  a n d  
E q u i p m e n t  ( A n n u a l  p e r i o d s  
b e g i n n i n g  o n  o r  a f t e r  J a n u a r y  1  ,  
2 0 0 8 )  
T o  p r e s c r i b e  t h e  p r i n c i p l e s  f o r  t h e  
i n i t i a l  r e c o g n i t i o n  a n d  s u b s e q u e n t  
a c c o u n t i n g  ( d e t e r m i n a t i o n  
c a r r y i n g  a m o u n t  a n d  t h e  
d e p r e c i a t i o n  c h a r g e s  a n d  
i m p a i r m e n t  l o s s e s )  f o r  p r o p e r t y ,  
p l a n t  a n d  e q u i p m e n t  s o  t h a t  u s e r s  
o f  f i n a n c i a l  s t a t e m e n t s  c a n  
d i s c e r n  I n f o r m a t i o n  a b o u t  a n  
e n t i t y ' s  !~vestment i n  i t s  
p r o p e r t y ,  p l a n t  a n d  e q u i p m e n t  
a n d  t h e  c h a n g e s  i n  s u c h  
i n v e s t m e n t .  I t  d o e s  n o t  r e q u i r e  o r  
p r o h i b i t  t h e  r e c o g n i t i o n  o f  
h e r i t a g e  a s s e t s .  
·  I P S A S  1  8 ,  S e g m e n t  
R e p o r t i n g  ( P e r i o d s  
b e g i n n i n g  o n  o r  a f t e r  
J u l y  1 ,  2 0 0 3 )  
T o  e s t a b l i s h  p r i n c i p l e s  f o r  
r e p o r t i n g  f i n a n c i a l  i n f o r m a t i o n  b y  
s e g m e n t s  t o  b e t t e r  u n d e r s t a n d  
t h e  e n t i t y ' s  p a s t  p e r f o r m a n c e  
a n d  t o  i d e n t i f y  t h e  r e s o u r c e s  
a l l o c a t e d  t o  s u p p o r t  t h e  m a j o r  
a c t i v i t i e s  o f  t h e  e n t i t y ,  a n d  
e n h a n c e  t h e  t r a n s p a r e n c y  o f  
f i n a n c i a l  r e p o r t i n g  a n d  e n a b l e  t h e  
e n t i t y  t o  b e t t e r  d i s c h a r g e  i t s  
a c c o u n t a b i l i t y  o b l i g a t i o n s .  
·  I P S A S  1  9 ,  P r o v i s i o n s ,  
C o n t i n g e n t  L i a b i l i t i e s  
a n d  C o n t i n g e n t  
A s s e t s  ( P e r i o d s  
b e g i n n i n g  o n  o r  a f t e r  
















































January 1, 2004) 
To prescribe appropriate recognition criteria 
and measurement bases for provisions, 
contingent liabilities and contingent assets, 
and to ensure that sufficient information is 
disclosed in the notes to the financial 
statements to enable users to understand 
their nature, timing, and amount. IPSAS 1 9 
thus aims to ensure that only genuine 
obligations are dealt within the financial 
statements. Planned future expenditure, even 
where authorized by management, is excluded 
from recognition, as are accruals for self-
insured losses, general uncertainties, and 
other events that have not yet taken place. 
· IPSAS 20, Related Party Disclosure 
(Annual periods beginning on or 
after January 1, 2004) 
To ensure that financial statements disclose 
the eJ,Cistence of related-party relationships 
and transactions between the entity and its 
related parties. This information is required 
for accountability purposes and to facilitate a 
better understanding of the financial position 
and performance of the reporting entity. 
· IPSAS 21, Impairment of Non-Cash 
Generating Assets (Annual 
periods beginning on or after 
January 1, 2006) 
To ensure that noncash-generating assets 
are carried at no more than their recoverable 
service amount, and to prescribe how 
recoverable service amount is calculated. 
Prescribes the procedures that an entity 
applies to determine whether a non-cash 
generating asset is impaired and to ensure 
that the impairment losses are recognised. 
The standard also specifies when an entity 
would reverse an impairment loss and 
prescribes disclosures. 
· IPSAS 22, Disclosure of Anancial 
Information about the General 
Government Sector (Annual 
periods beginning on or after 
April1, 2009) 
Establishes requirements for governments 
that choose to disclose information about the 
general government sector and that prepare 
their financial statements under the accral 
basis of accounting 
· IPSAS 23, IPSAS 23 
Revenue from Non-




beginning on or after 
June 30, 2008) 
Addresses: Recognition and 
measurement of revenue. from 
taxes; recognition of revenue from 
transfers, which include grants 
from other governments and 
international organisations, gifts 
and donations; how conditions and 
restrictions on the use of 
transferred resources are to be 
reflected in the financial 
statements. 
· IPSAS 24, Presentation 
of Budget Information 
in Financial 
Statements (Annual 
periods beginning on 
or after January 1 , 
2009) 
Applies to entities that adopt the 
accrual basis of financial reporting, 
it identifies disclosures to be made 
by governments and other public 
sector entities that make: their 
approved budgets publicly available. 
. Also, it requires public sector 
entities to include a comparison of 
budget and actual amounts in the 
financial reports and an explanation 
of any material differences between 





beginning on or after 
January 1, 2011) 
Considers the reporting 
requirements for the four 
categories of employee benefits 
dealt with in the IASB' s lAS 1 9 
Employee Benefits, these are short 
term employee benefits such as 
wages and social security 
contributions; post-employment 
benefits, including pensions and 
other retirement benefrts; other 
long-term employee benefits; 
and termination benefrts. The new 
IPSAS also deals with specific 
issues for the public sector, 
including the discount rate related 
to post-employment benefits, 
treatment of post employment 
benefits wovided through 
composite social security 
programs, and long term 
disability benefits. 
· IPSAS 26, Impairment 
of Cash-Generating 
Assets (Periods 
beginning on or after 
April1, 2009) 
Some public sector entities (other 
than government business 
enterprises, which would already 
be using full IFRSs) may be 
operating assets with the main 
purpose of generating a 
commercial return (rather than 
providing a public service). IPSAS 
26, which is based on lAS 36 
Impairment of Assets, applies to 
such assets. It sets out the 
procedures for a public sector 
entity to determine whether a 
cash generating asset has lost 
future economic benefit or service 
potential and to ensure that 
impairment losses are recognised 
in its financial reports. 
·IPSAS 27, Agriculture 
(Periods beginning 
on or after April 1 , 
2011) 
Prescribes the accounting 
tratment and disclosures related 
to agricultural activity, a matter 
not covered in other standards, 
agricultural activity is the 
management by an entity of the 
biological transformation of living 
animals or plants (biological 
assets) for sale or for 
~ ' Senior Route to Membership of NIESV, 2016 · ' 
d i s t r i b u t i o n  a t  n o  c h a r g e  o r  f o r  a  n o m i n a l  i l u s t r a t i o n s  t h a t  h a v e  n o t  y e t  b e e n  e i t h e r  t h e  c a s h  o r  a c c u r a l  b a s i s  o f  
c h a r g e  o r  f o r  c o n v e r s i o n  i n t o  a g r i c u l t u r a l  
p r o d u c e  o r  i n t o  a d d i t i o n a l  b i o l o g i c a l  a s s e t s .  
I P S A S  2 7  i s  p r i m a r i l y  d r a w n  f r o m  t h e  I A S B ' s  
l A S  4  1  A g r i c u l t u r e ,  w i t h  l i m i t e d  c h a n g e s  
d e a l i n g  w i t h  p u b l i c  s e c t o r  s p e c i f i c  i s s u e s .  F o r  
e x a m p l e  I P S A S  2 7  a d d r e s s e s  b i o l o g i c a l  
a s s e t s  h e l d  f o r  t r a n s f e r  o r  d i s t r i b u t i o n  a t  n o  
c h a r g e  o r  f o r  a  n o m i n a l  c h a r g e  t o  o t h e r  p u b l i c  
s e c t o r  b o d i e s  o r  t o  n o t - t o r - p r o f i t  
o r g a n i s a t i o n s .  I P S A S  2 7  a l s o  i n c l u d e s  
d i s c l o s u r e  r e q u i r e m e n t s  t h a t  a r e  a i m e d  a t  
e n h a n c i n g  c o n s i s t e n c y  w i t h  t h e  s t a t i s t i c a l  
b a s i s  o f  a c c o u n t i n g  t h a t  g o v e r n s  t h e  
G o v e r n m e n t  R n a n c e  S t a t i s t i c s  M a n u a l  
· I P S A S  2 8 ,  R n a n c i a l  I n s t r u m e n t s :  
P r e s e n t a t i o n  ( P e r i o d s  b e g i n n i n g  
o n  o r  a f t e r  J a n u a r y  1 ,  2 0 1 3 )  
D r a w s  p r i m a r i l y  o n  l A S  3 2 ,  e s t a b l i s h i n g  
p r i n c i p l e s  f o r  p r e s e n t i n g  f i n a c i a l  s t a t e m e n t s  
a s  l i a b i l i t i e s  o r  e q u i t y ,  a n d  f o r  o f f s e t i n g  
f i n a n c i a l  a s s e t s  a n d  f i n a n c i a l  l i a b i l i t i e s  
·  I P S A S  2 9 ,  R n a n c i a l  I n s t r u m e n t s :  
R e c o g n i t i o n  a n d  M e a s u r e m e n t  
( P e r i o d s  b e g i n n i n g  o n  o r  a f t e r  
J a n u a r y  1 ,  2 0 1 3 )  
D r a w s  p r i m a r i l y  o n  l A S  3 9 ,  e s t a b l i s h i n g  
p r i n c i p l e s  f o r  r e c o g n i s i n g  a n d  m e a s u r i n g  
f i n a n c i a l  a s s e t s ,  f i n a n c i a l  l i a b i l i t i e s ,  a n d  s o m e  
c o n t r a c t s  t o  b u y  o r  s e l l  n o n - f i n a n c i a l  i t e m s  
i n c o r p o r a t e d  i n t o  t h e  l A S .  A t  t h i s  
p o i n t ,  I P S A S  3 1  d o e s  n o t  d e a l  w i t h  
u n i q u e l y  p u b l i c  s e c t o r  i s s u e s ,  s u c h  
a s  p o w e r s  a n d  r i g h t s  c o n f e r r e d  b y  
l e g i s l a t i o n ,  a  c o n s t i t u t i o n ,  o r  b y  
e q u i v a l e n t  m e a n s ;  t h e  I P S A S B  w i l l  
r e c o n s i d e r  t h e  a p p l i c a b i l i t y  o f  t h e  
s t a n d a r d  t o  t h e s e  p o w e r s  a n d  
r i g h t s  i n  t h e  c o n t e x t  o f  i t s  
c o n c e p t u a l  f r a m e w o r k  p r o j e c t  
w h i c h  I s  c u r r e n t l y  i n  p r o g r e s s .  
· I P S A S  3 2 ,  S e r v i c e  
C o n c e s s i o n  
A r r a n g e m e n t s :  
G r a n t o r  ( P e r i o d s  
b e g i n n i n g  o n  o r  a f t e r  
J a n u a r y  1 ,  2 0 1 4 )  
P r o v i d e s  f o r  t h e  r e c o g n i t i o n ,  
m e a s u r e m e n t ,  a n d  d i s c l o s u r e  o f  
s e r v i c e  c o n c e s s i o n  a s s e t s  a n d  
r e l a t e d  l i a b i l i t i e s ,  
e x p e n s e s  b y  t h e  
c r i t e r i a  I n  I F R I C  
r e v e n u e  a n d  
g r a n t o r ,  t h e  
1 2  S e r v i c e  
C o n c e s s i o n  A r r a n g e m e n t s  f o r  
d e t e r m i n i n g  w h e t h e r  t h e  o p e r a t o r  
c o n t r o l l e d  t h e  a s s e t  u s e d  i n  a  
s e r v i c e  c o n c e s s i o n  a r r a n g e m e n t  
a r e  a l s o  u s e d  i n  I P S A S  3 2  t o  
a s s e s s  w h e t h e r  t h e  g r a n t o r  
c o n t r o l l e d  t h e  a s s e t .  I P S A S  3 2  a l s o  
·  I P S A S  3 0 ,  R n a n c i a l  I n s t r u m e n t s :  c r a e t e s  s y m m e t r y  w i t h  I F R I C  1  2  o n  
D i s c l o s u r e s  ( P e r i o d s  b e g i n n i n g  r e l e v a n t  a c c o u n t i n g  i s s u e s  ( i . e .  
o n  o r  a f t e r  J a n u a r y  1 ,  2 0 1  3 )  l i a b i l i t i e s ,  r e v e n u e s ,  a n d  e x p e n s e s )  
Draw~ o n  I  F R S  7  a n d  r e q u i r e s  d i s c l o s u r e s  f o r  ·  f r o m  t h e  g r a n t o r ' s  p o i n t  o f  v a l u e .  I n  
t h e  t y p e s  o f  l o a n s  d e s c r i b e r d  i n  I P S A S  2 9 .  I t  a d d i t i o n ,  I P S A S  3 2  i s  c o n s i s t e n t  
e n a b l e s  u s e r s  t o  e v a l u a t e :  t h e  s i g n i f i c a n c e  o f  w i t h  S I C  - 2 9  S e r v i c e  C o n c e s s i o n  
t h e  f i n a n c i a l  i n s t r u m e n t s  I n  t h e  e n t i t y ' s  A r r a n g e m e n t s :  D i s c l o s u r e  
f i n a n c i a l  p o s i t i o n  a n d  p e r f o r m a n c e ;  t h e  n a t u r e  
a n d  e x t e n t  o f  r i s k s  a r i s i n g  f r o m  f i n a n c i a l  
i n s t r u m e n t s  t o  w h i c h  t h e  e n t i t y  i s  e x p o s e d ;  
a n d  h o w  t h o s e  r i s k s  a r e  m a n a g e d .  
· I P S A S  
3 3 ,  
A d o p t i o n  
B a s i s  
R r s t - t i m e  
o f  A c c r u a l  
I P S A S ' s  
a c c o u n t i n g ,  c o n s e q u e n t l y ,  t h e  
I P S A S B  s t a t e s  t h a t  t h e  n e w  
I P S A S  i s  n o t  a i m e d  a t  I F R S  
c o n v e r g e n c e :  n e v e r t j e l e s s ,  t h e  
I P S A S B  d i d  c o n s i d e r  t h e  
t r a n s i t i o n a l  e x e m p t i o n s  i n c l u d e d  
i n  I  F R S  1  R r s t - t i m e  A d o p t i o n  o f  
I n t e r n a t i o n a l  R n a n c i a l  R e p o r t i n g  
S t a n d a r d s  i n  d e v e l o p i n g  t h e  
s t a n d a r d .  
·  I P S A S  3 4 ,  S e p a r a t e  
R n a n c i a l  S t a t e m e n t s  
( A n n u a l  P e r i o d s  
B e g i n n i n g  o n  o r  
a f t e r  1  J a n u a r y  
2 0 1 7 .  E a r l i e r  
A p p l i c a t i o n  
P e r m i t t e d - b u t  o n l y  
i f  I P S A S  3 5 ,  I P S A S  
3 6 ,  I P S A S  3 7  a n d  
I P S A S  3 8  a r e  
a p p l i e d  f r o m  t h e  
s a m e  d a t e )  
T o  prescri~ h o w  t o  a c c o u n t  f o r  
i n v e s t m e n t s  i n  c o n t r o l l e d  e n t i t i e s ,  
j o i n t  v e n t u r e s  a n d  a s s o c i a t e s  i n  
s e p a r a t e  f i n a n c i a l  s t a t e m e n t s .  
· I P S A S  3 5 ,  C o n s o l i d a t e d  
R n a n c i a l  S t a t e m e n t s  
( A n n u a l  
P e r i o d s  
B e g i n n i n g  o n  o r  
a f t e r  1  
J a n u a r y  
2 0 1 7 .  E a r l i e r  
A p p l i c a t i o n  
P e r m i t t e d - b u t  o n l y  
i f  I P S A S  3 4 ,  I P S A S  
3 6 ,  I P S A S  3 7  a n d  
I P S A S  3 8  a r e  
a p p l i e d  f r o m  t h e  
s a m e  d a t e )  
·  I P S A S  3 1  ,  I n t a n g i b l e  A s s e t s  
( P e r i o d s  b e g i n n i n g  o n  o r  a f t e r  
A p r i l 1 ,  2 0 1 1 )  
T o  e s t a b l i s h  p r i n c i p l e s  f o r  t h e  
b e g i n n i n g  o n  o r  a f t e r  1  p r e s e n t a t i o n  a n d  p r e p a r a t i o n  o f  
J  a  n  u  a  r  y  2  0  1  7  .  c o n s o l i d a t e d  f i n a n c i a l  s t a t e m e n t s  
E a r l i e r  a p p l i c a t i o n  w h e n  a n  e n t i t y  c o n t r o l s  o n e  o r  
( A n n u a l  
p e r i o d s  
•  
C o v e r s  t h e  a c c o u n t i n g  f o r  a n d  d i s c l o s u r e  o f  
i n t a n g i b l e  a s s e t s ,  I t  i s  p r i m a r i l y  d r a w n  f r o m  
l A S  3 8  I n t a n g i b l e  A s s e t s .  I t  a l s o  c o n t a i n s  
e x t r a c t s  f r o m  S I C  3 2  I n t a n g i b l e  A s s e t s - W e b  
p e r m i t t e d )  m o r e  o t h e r  e n t i t i e s  
A d d r e s s e s  t h e  t r a n s i t i o n  f r o m  
e i t h e r  a  c a s h  b a s i s ,  o r  a n  a c c r u a l  · I P S A S  3 6 ,  I n v e s t m e n t s  
b a s i s  u n d e r  a n o t h e r  r e p o r t i n g  i n  A s s o c i a t e s  a n d  
S i t e  C o s t s ,  a d d i n g  a p p l i c a t i o n  g u i d a n c e  a n d  f r a m e w o r k ,  o r  a  m o d i f i e d  v e r s i o n  o f  
J o i n t  V e n t u r e s  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  
-
1 1 4 1 1  
""~ ,  . .  









































(Annual Periods Beginning on or after 1 January 
2017. Earlier Application Permitted-but only If 
IP5AS 34, IPSA5 35, IPSAS 37 and IP5A5 38 are 
applied from the same date) 
To prescribe the accounting for Investments in associates and joint 
ventures and to set out the requirements for the application of the 
equity method when accounting for investments in associates and 
joint ventures 
· IPSAS 37, Joint Arrangements (Annual Periods 
Beginning on or after 1 January 201 7. Earlier 
Application Permitted-but only If IPSAS 34, IPSAS 
35, IPSA5 36 and IPSAS 38 are applied from the 
same date) 
To introduce new accounting requirements for joint arrangements, 
replacing IPSAS 8 Interests in Joint Ventures. The option to apply 
the proportional consolidation method when accounting for jointly 
controlled entities is removed. Additionally, IPSA5 37 eliminates 
jointly controlled assets to now only differentiate between joint 
operations and joint ventures 
· IPSA5 38, Disclosure of Interests in Other Entities 
(Annual Periods Beginning on or after 1 January 
2017. Earlier Application Permitted-but only if 
IP5AS 34, IPSA5 35, IPSA5 36 and IP5AS 37 are 
applied from the same date) 
To require Information to be disclosed in an entity's financial 
statements that will enable users of those statements to evaluate 
the nature of, and risks associated with, the entity's interests in 
controlled entities, unconsolidated controlled entities, joint 
arrangements and associates, and structured entities that are not 
consolidated, and the effects of those interests on its financial 
position, financial performance and cash flows 
International Financial Reporting Standards OFRS) 
S/N NAME ,. ISSUED 
·----·-··-------------··-···· ·-·-·· 
IFRS 1 First-time Adoption o f 2008 
In-terna tiona l R nanclal Reporting 
Standa rd.s 
IFRS 2 Sh<tre-Bdsed Paym ent 2004 
IFRS 3 - Bu~i-;;~~7o~binati-;;;;-s 20o8·--·-
-·-----t·---------------+------4 
IFRS 4 Insurance Contracts 2004 
IFRS !5 Non-current A sset held fo r s ale 2004 
·--~~cl cliscounlinu(.'<i o pe r a tion 
IFRS 6 Exploration for ancl Evalua tion of 
Mineral Asse ts 
2004 
IFRS 7 Finandal ln,tnJrnto•nts: Oi, closure" 2005 
·-IFUS B __ O_p_e-ra- ti;:;g----c::S-ec-gr-n-ent,-s-------t--,2,-0:-06 
IFRS 9 Financial Instruments 
IFRS 10 Consolida ted Financial S ta te ments 
IFRS 11 Joint Arrangements 







IFRS 13 Fair Value Measu r ement 2011 
IFRS 1 4 1 R~og ulal-·o·····r· · ·Y··.····· ···o·:····e····,··e···er·······,···a·····~···· ·A····-<.·<···:·o······u·····n·····t-·s·······-················· +·····2·:···0··:····1·······4···· l 
IFRS 1S Revenue from Cont r acts with 2014 
Cu~torner·s 
International Accounting Standards (IASJ 
S/N j NAME ISSUED 
lAS 1 I Presentatioo of Financial Statements 2007 
lAS 2 ! Inventories 2005 
lAS 3 I Consolidated Financial Statements, 1976 
I superseded i11989 by lAS 27 and lAS 
j 28 
lAS 4 i Depredation Accounfug withdrawn in 
11999 
----+------: 
lAS 5 I information to be disclosed iri Financial ' 1976 ; 
i i Statement, superseded by lAS 1 , effective 
i 1 July, 1998 
,_tA56iAcr."~li1g-R~r5€5 To ch.;~gi;;g Pric~! -------: 
I 
Superseded by lAS 15, which was I I 
withdrawn Decembff 2003 
lAS 7 I Statement of Cash Flows I 1992 
lAS 8 I Accounmg Policies, Olanges i1 Accounting 
Estimates and Errors 
lAS 9 Accounli1g for Research and Development 
I 
Acti~ties, superseded by lAS 38, effective , 
, 1 July, 1999 i 
2003 
:·· lAS -ioT&e~"b att;tl;ii~1;;ri~-P~~ - .. ·r-2oo3 
! ' 
lAS 1 T i' Construction Contracts, will be superseded ,. 1993 
, bv IFRS 15 as of 1 Jaooarv 2018 
lAS 12 [ Income Taxes 1 1 996 
lAS 13 I Presentation of Current Assets and Current J 
I Liabilities, superseded by lAS 1 , effective 1 
11 July, 1998 I 
lAS 14 I 5€gment Reporfug, superseded by IFRS 8, 1997 
I effective 1 January, 2009 ' 
lAS 1 S l lntonnation Reflecting the Effects of 2003 
! 
I Olangilg Prices, withdrawn December 
12003 
-iAs-16 ri>~~p;iy; P~t~Eq~~i;;;i--
lAS 17 I Leases 
lAS 18 Revenue, will be superseded by I FRS 15 as I 1 9 93 
of 1 January 2018 1 
lAS 19 
1 
~yee Benefits (1998) superseded by 1998 
l
iAS 19 (2011 ), effective 1 Jaruary 
. 2013 
lAS 19 J Employee Benefit (2011) ----~-02~--
IAS 20 ! Accountilg for Government Grants and i 1 983 
I Disclosure of Government Assistance : 
lAS 21 I The effects of Olanges in Foreign Exchange ! 2003 
~--+' _Ra_tes ______ , _____ _j ________ j 
lAS 22 I Business Combinations, superseded by IFRS i 1998 · 
I i 
I 3. effective 31 March 2004 I 





· '  
B o r r o w i n g  C o s t s  
t · · · "  
~ 
R e l a t e d  P a r t y  D i s c l o s u r e s  
I  l A S  2 5  
A c c o u n t i n g  f o r  I n v e s t m e n t s ,  s u p < . ' < s e d e d  b y  
l A S  2 6  
l A S  2 7  
- - -
j  l A S  3 9  a~ . I~S 4 0 ,  e f f e c t i v e  2 0 1 1  
A c c o u n t i n g  a n d  R e p o r t i n g  b y  R e t i r e m e n t  
Ben~I!_P~n'.i _ _ _ _ _  - - · - - - · - · · · i  
S e p a r a t e  A n a n c l a l  S t a t e m e n t s  ( 2 0 1 1 )  '  
1 9 8 7  
2 0 1 1  
I  l A S  2 7  
C o n s o l i d a t e d  a n d  S e p a r a t e  F i n a n c i a l  
S t a t e m e n t s ,  s u p e r s e d e d  b y  I F R S  1  0 ,  
I F R S 1 2 ,  a n d  l A S  2 7  ( 2 0 1 1 )  e f f e c t i v e  1  
J a n u a r v  2 0 1 3  
2 0 0 3  
I  
f - -
l A S  2 8  
l A S  2 8  
- - -
l A S  2 9  




I n v e s t m e n t s  i n  A s s o c i a t e s  a n d  J o i n t  
V e n t u r e s  ( 2 0  1 1  l  
I n v e s t m e n t s  i n  A s s o c i a t e s ,  s u p e r s e d e d  b y  
l A S  2 8 ( 2 0 1 1 )  a n d  I F R S  1  2  e f f e c t i v e ·  1  
J a n u a r v  2 0 1 3  
A n a n c i a l  R e p o r t i n g  I n  H y p e r i n f l a t i o n a r y  I  
E c o n o m i e s  
i  
D i s c l o s u r e s  i n  t h e  f i n a n c i a l  s t a t e m e n t s  o f  i  
b a n k s  a n d  s i m i l a r  f i n a n c i a l  I n s t i t u t i o n s ,  
s u p e r s e d e d  b y  I F R S  7 ,  e f f e c t i v e  1  J a n u a r y ,  
2 0 0 7  
2 0 1 1  
2 0 0 3  
1 9 8 9  
1 9 9 0  
r  l A S  3 1  
I n t e r e s t s  i n  J o i n t  V e n t u r e s ,  s u p e r s e d e d  b y  
I F R S  1 1  a n d  I F R S  1  2 ,  e f f e c t i v e  1  J a r - u a r y  
2 0 1 3  
2 0 0 3  
l A S  3 2  
F i a n a n c i a l  I n s t r u m e n t s :  P r e s e n t a t i o n  i  2 0 0 3  
- . .  - - ·  
l A S  3 3  
E a r n i n g s  P e r  S h a r e  
2 0 0 3  
~--·----
l A S  3 4  
- · · · - - - - -
1  
l A S  3 5  
l A S  3 6  h l m p a i r m e n t  o f  A s s e t s  
2 0 0 4  
· - - - - - - - - -
I  
l A S  3  7  P r o v i s i o n s ,  C o n t i n g e n t  U a b l l l l l e s  a n d  
I  
C o n t i n o e n t  A s s e t s  
l A S  3 8  
l n l a n q i b l e  A s s e t s  2 0 0 4  
. .  · · -
·-·~-----
l A S  3 9  
A n a n c i a l  I n s t r u m e n t s :  R e c o g n i t i o n  
a n d  2 0 0 3  
M e a s u r e m e n t ,  s u p e r s e d e d  
b y  
I  F R S  
9  
e f f e c t i v e  1  J a n u a r y  2 0 1  8  w h e r e  I F R S  9  i s  
a p p l i e d  
I F R S  4 0  
I n v e s t m e n t  P r o p e r t y  2 0 0 3  
1  
I F R S .' 4 1  
A g r i c u l t u r e  2 0 0 1  
~ 
I t  s h o u l d  b e  n o t e d  t h a t  a s  a n  a d d e n d u m  t o  t h e s e  s t a n d a r d s ,  
c e r t a i n  i n t e r p r e t a t i o n s  d e v e l o p e d  b y  t h e  I n t e r n a t i o n a l  R n a n d a l  
R e p o r t i n g  I n t e r p r e t a t i o n s  C o m m i t t e e  ( I F R I C )  o r  t h e  f o r m e r  
S t a n d i n g  I n t e r p r e t a t i o n s  C o m m i t t e e  ( S I C )  d o  s u b s i s t .  
I P S A S  A N D  I F R S  ( B A S I C  D I F F E R E N C E S  A N D  S I M I L A R I T I E S )  
I n  a  n u t  s h e l l ,  t h e  d i f f e r e n c e s  b e t w e e n  t h e  t w o  a c c o u n t i n g  
r e p o r t i n g  f r a m e w o r k s  s t e m  p r i m a r i l y  f r o m  t h e  f o l l o w i n g  t h r e e  
s o u r c e s :  c h a n g e s  m a d e  b y  I P S A B  W h e n  d e v e l o p i n g  a  
c o r r e s p o n d i n g  I P S A S  b a s e d  o n  I F R S  t o  c a t e r  f o r  d i f f e r e n c e s  
b e t w e e n  t h e  p r i v a t e  a n d  t h e  p u b l i c  s e c t o r ;  d i f f e r e n c e s  I n  t h e  r a n g e  
o f  t o p i c s  c o v e r e d  b y  t h e  t w o  s e t s  o f  s t a n d a r d s  b e c a u s e  o f  
d i f f e r e n c e s  i n  t h e  p r e v a l e n c e  o f  p a r t i c u l a r  t y p e s  o f  t r a n s a c t i o n s ,  
s u c h  a s  n o n - e x c h a n g e  t r a n s a c t i o n s ;  a n d  d i f f e r e n c e s  i n  t h e  t i m i n g  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  
o f  w h e n  n e w  o r  a m e n d e d  r e q u i r e m e n t s  a r e  
I n t r o d u c e d  i n t o  e a c h  s e t  o f  s t a n d a r d s .  T o  e l u c i d a t e  
f u r t h e r  t h e  f o l l o w i n g  d i f f e r e n c e s  i n  t h e s e  s e t  o f  
a c c o u n t i n g  s t a n d a r d s  a r e  h i g h l i g h t e d  b e l o w :  
D e f i n i t i o n  a n d  R e c o g n i t i o n  o f  S e r v i c e  
p o t e n t i a l  
M a n y  o f  t h e  a s s e t s  a n d  l i a b i l i t i e s  o f  e n t i t i e s  w i t h i n  
t h e  p u b l i c  s e c t o r  a r e  a c q u i r e d  o r  i n c u r r e d  a s  a  
r e s u l t  o f  t h e  e n t i t y ' s  s e r v i c e  d e l i v e r y  m a n d a t e ,  f o r  
e x a m p l e ,  h e r i t a g e  a s s e t s  a n d  p a r k s  m a i n t a i n e d  f o r  
p u b l i c  a c c e s s .  I P S A S  i n t r o d u c e s  t h e  c o n c e p t  o f  
s e r v i c e  p o t e n t i a l  i n t o  I t s  d e f i n i t i o n  o f  a s s e t s ,  
l i a b i l i t i e s ,  r e v e n u e  a n d  e x p e n s e s .  S e r v i c e  p o t e n t i a l  
i s  a l s o  a  s u p p l e m e n t a r y  r e c o g n i t i o n  c r i t e r i o n  t o  
a c c o u n t  f o r  i t e m s  t h a t  d o  n o t  r e s u l t  i n  t h e  i n f l o w  
a n d  o u t f l o w  o f  e c o n o m i c  b e n e f i t s ,  w h e r e  a n  I t e m  
e i t h e r  c o n t r i b u t e s  t o  o r  d e t r a c t  f r o m  t h e  e n t i t y ' s  
a b i l i t y  t o  d e l i v e r  i t s  s e r v i c e s  
E x c h a n g e  v s  n o n - e x c h a n g e  t r a n s a c t i o n s  
I P S A S  p r o v i d e s  p r i n c i p l e s  t o  g u i d e  t h e  
m e a s u r e m e n t  a n d  r e c o g n i t i o n  o f  n o n - e x c h a n g e  
t r a n s a c t i o n s ,  w h e r e a s  I F R S  i s  g e n e r a l l y  s i l e n t  o n  
t h e  m a t t e r .  T h i s  c a n  b e  e n v i s a g e d  s i n c e  t h e  p u b l i c  
s e c t o r s  a r e  g e a r e d  t o w a r d s  s e r v i c e  d e l i v e r y  a n d  
n o t  n e c e e s s a r i l y  f o r  p r o f i t  m a k i n g  v e n t u r e s  h e n c e  
c o u l d  g e t  a i d  p a r t i c u l a r l y  f o r  t h i r s  p a r t i e s e l t h e r  a s  a  
c o n t r i b u t i o n  o r  e x c h a n g e  t r a n s a c t i o n .  
R e c o g n i t i o n  o f  r e v e n u e  f r o m  g o v e r n m e n t  
g r a n t s  
I P S A S  f o c u s  o n  w h e t h e r  t h e r e  i s  e n t i t l e m e n t  t o  t h e  
r e v e n u e  f r o m  g o v e r n m e n t  g r a n t s  ( e v e n  t h o u g h  
t h e r e  m a y  b e  r e s t r i c t i o n s  o n  h o w  t h e  f u n d s  a r e  
s p e n t ) ,  o r  a n  o b l i g a t i o n  t o  m e e t  c e r t a i n  c o n d i t i o n s ,  
w h i c h  I s  r e c o r d e d  a s  l i a b i l i t y .  T h e  d i s t i n c t i o n  
b e t w e e n  r e s t r i c t i o n s  a n d  c o n d i t i o n s  i s  c r u c i a l  i n  
d e t e r m i n i n g  w h e t h e r  o r  n o t  t o  r e c o g n i z e  r e v e n u e  
f r o m  a  n o n - e x c h a n g e  t r a n s a c t i o n .  A s  a  r e s u l t ,  
g o v e r n m e n t  g r a n t s  a r e  g e n e r a l l y  f u l l y  r e l e a s e d  t o  
I n c o m e  e a r l i e r  u n d e r  I P S A S  t h a n  u n d e r  I  F R S .  
I n c o m e  T a x  P r o v i s i o n s  
I P S A S  p r e s u p p o s e s  t h a t  e n t i t i e s  o p e r a t i n g  w i t h i n  
t h e  p u b l i c  s e c t o r  a r e  g e n e r a l l y  e x e m p t e d  f r o m  
i n c o m e  t a x e s  a n d  t h e r e f o r e  d o  n o t  n e e d  t o  p r o v i d e  
f o r  t h e  a c c o u n t i n g  o f  i n c o m e  t a x e s .  T h i s  i s  n o t  t h e  
c a s e  f o r  p r o f i t  o r i e n t e d  e n t i t i e s .  H o w e v e r ,  i n  t h e  
•  
c a s e  o f  a n  u n l i k e l y  e v e n t  w h e r e  a n  e n t i t y  r e p o r t s  
u s i n g  I P S A S  b u t  h a s  t a x  l l a b i l l t y ( s )  t o  d e f r a y ,  
r e c o u r s e  s h o u l d  b e  m a d e  t o  I F R S  ( l A S  1  2  I n c o m e  
T a x e s )  f o r  g u i d a n c e .  
C o n s o l i d a t i o n s  a n d  i n t e r e s t s  i n  a s s o c i a t e s  














and joint ventures 
With the introduction of I FRS 1 0 Consolidated 
Financial Statements, IFRS 11 Joint 
Arrangements and I FRS 1 2 Disclosures of 
Interests in Other Entities brings about 
significant differences between IFRS and 
IPSAS. IPSAS is still based on lAS 
27Consolidated and Separate Financial 
Statements, lAS 28 Investments in 
Associates and lAS 31 Interest in Joint 
Ventures. The main difference that arises with 
the introduction of IFRS 1 0, IFRS 11 and 
IFRS 12 is the manner In which control is 
determined for the purpose of consolidation. 
Until the IPSASB finalises Its project to 
consider these new decvelopments in IFRS, 
this could become a major source of difference 
between the two frameworks. · Rnancial 
instruments classification and measurement 
With , the introduction and ongoing 
development of IFRS 9 financial instruments, 
the classification and measurement of 
financial instrument under IFRS is changing 
from lAS 39. Prior to IFRS 9, the recognition 
and measurement of financial instruments 
were similar under IFRS and IPSAS. Until 
IPSASB finalises its project to consider these 
new developments in IFRS, this could become 
a major source of difference between the two 
frameworks 
Reporting of Budgets vs Actual 
The public sector known for its 
accountability in the area of good 
stewardship, service delivery and budget 
management triggers IPSAS to provide a 
platform where comparison between the 
actual financial performance of an entity 
with the approved budget of such entity can 
be compared in a senario where budget is 
publicly available. IFRS however makes no 
provision for such 
Impairment of non-cash-generating 
assets 
Cons1denng the fact that IPSAS presupposes 
that majority of a public sector entity's assets 
to be likely non-cash generating due to their 
service potential nature, IPSAS 21 
Impairment of Non-cash generating Assets 
makes provision for specific guidance on how 
to determine the value in use of such assets. 
I FRS, However is silent on this issue 
perhaps based on the assumption 
that all assets in profit oriented 
entities will be cash generating 
Elimination of private 
sector specific concepts 
IFRS provides principles for certain 
economic phenomena that are 
irrelevant to the operations of a 
public sector entity, such as 
accounting for share- based 
payments and earnings per share 
disclosures. IPSAS excludes such 
Even though IPSAS standards 
are largely based on the 
principles of IFRS it is apparent 
that The IPSASB is in the process 
of developing Its own conceptual 
framework, proposing concepts 
that may be more suitable in the 
public sector context. Hence 
evidence of further differences in 
the outlook and focus between 
IPSASB and,IASB in the adoption 
of their standards in the 
future.can be envisage 
guidance and refers reporting The Table below gives an abridge 
entitles back to IFRS if and when view of the similarities and 
applicable. differences that exists in these 
Growing divergence in the two international accounting 
conceptual framework of standards: 
the IPSASB and IASB 
-·-----------
Topics ADDRESSED ADDRESSED 
in IPSAS in IFRS 
r---------------------+---------~----------~ 
Presentation of Flnandal 
Statements 
~------------f-------+--------4 
Presentation of Financial YES YES 
Statements 
-······ ... ·····-··················--······-···-----·--·-·-·-··-- -·------------~-------
Cash Flow Statements YES YES 
~------------1------+------~ 
Accounting PoUcies, changes in 




Presentation of budget 




Non-current asset held for 








Interim financial reoortinq · NO YES 
r---------------------+----------+----------~ 
The effect of changes in YES YES 
foreiqn exchanqe rates 
~------------+------+-------4 
Revenue and Expenses 
Revenue 
Construction contracts 
Revenue from non-exchange 
transactions (taxes, transfers 
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B E N E F I T S  O F  T H E S E  A C C O N T I N G  
S T A N D A R D S  
P a r t i c u l a r l y  f o r  p r o f i t  o r i e n t e d  e n t e r p r i s e s  
a d o p t i n g  f u e  u s e  o f  I F R S  c e r t a i n  o f  t h e  
u n d e r l i s t e d  b e n e f i t s  c a n  b e  d e r i v e d :  
I n t e r n a t i o n a l  e c o n o m i c  • a n d  n o n - e c o n o m i c  
a c t i v i t i e s  h a v e  b e c o m e  p r e p o n d e r a t e  i n  r e c e n t  
t i m e s .  T h i s  h a s  b e e n  e v i d e n t  i m m e n s e l y  i n  
i n t e r n a t i o n a l  t r a d e ,  c a p i t a l  m o v e m e n t s  b e t w e e n  
c o u n t r i e s ,  i n t e r n a t i o n a l  I n v e s t m e n t ,  n u m b e r  o f  
i n t e r n a t i o n a l  f i r m s ,  I n t e r n a t i o n a l  b o n d  a n d  
e q u i t y  o f f e r i n g s ,  i n  f u i s  l a s t  d e c a d e .  M o s t  
m u l t i n a t i o n a l  c o m p a n i e s  w h i c h  p u r s u e  e q u i t y  
o f f e r i n g s  a r e  h e a d q u a r t e r e d  i n  m o r e  d e v e l o p e d  
c o u n t r i e s  a n d  t h e s e  c o m p a n i e s  a r e  
c o n t i n u o u s l y  s e e k i n g  h i g h e r  r e t u r n s  a n d  
g r o w f u ,  w h i l e  a l s o  l o o k i n g  f o r  l e s s  c o s t l y  
f i n a n c i n g .  I n  t h e i r  q u e s t  f o r  h i g h e r  r e t u r n s  a n d  
m o r e  i n e x p e n s i v e  f i n a n c i n g ,  f u e y  h a v e  t o  t u m  
o v e r  t o  i n t e r n a t i o n a l  a l t e r n a t i v e s .  I n  a  b i d  t o  
e v a l u a t e  f u e s e  a l t e r n a t i v e s  s a g a c i o u s l y  t h e y  
n e e d  r e l i a b l e  a n d  c o m p a r a b l e  i n f o r m a t i o n .  
D e a l i n g  w i t h  a c c o u n t i n g  m u l t i f a r i o u s n e s s  a n d  
d e m a n d s  o f  d i f f e r e n t  n a t i o n a l  a c c o u n t i n g  
s t a n d a r d s  w a s  a  f o r e m o s t  a n d  e x p e n s i v e  
c h a l l e n g e  f o r  f u e s e  o r g a n i z a t i o n s .  I f  a l l  
c o u n t r i e s  o f  f u e  w o r l d  a d o p t  t h e  s a m e  
a c c o u n t i n g  s t a n d a r d s  s u c h  a s  I F R S ,  
t r a n s n a t i o n a l  c o m p a n i e s  s t a n d  t o  g a i n  
c o l o s s a l l y .  
I n t e r n a t i o n a l  I n s t i t u t i o n s  a n d  I n d i v i d u a l  
I n v e s t o r s ,  i n t e r n a t i o n a l  f i l e r  c o m p a n i e s ,  
I n t e r n a t i o n a l  a c c o u n t i n g  f i r m s ,  i n t e r n a t i o n a l  
I n t e r g o v e r n m e n t a l  o r g a n i z a t i o n s ,  g o v e r n m e n t s  
a n d  r e g u l a t o r y  b o d i e s ,  a n d  f i n a n c i a l  m a r k e t s  
s t a n d  t o  p r o f i t  e n o r m o u s l y  f r o m  a  u n i v e r s a l  
h a r m o n i z a t i o n  o f  a c c o u n t i n g  p r i n c i p l e s .  F o r  
i n s t a n c e ,  t h e  r e g u l a t o r y  b o d y  o f  s t o c k  
e x c h a n g e s  o f  U K  a n d  U S  p l a c e d  r e s t r i c t i v e  
f i l i n g  r e q u i r e m e n t s  t h a t  e n c o m p a s s  p r e p a r a t i o n  
o f  f i n a n c i a l  r e p o r t  i n  a c c o r d a n c e  w i t h  t h e  
d i c t a t e s  o f  I F R S .  M o r e  s o ,  i n  o r d e r  t o  p e r f o r m  
a u d i t  a n d  c o n s u l t i n g  s e r v i c e s ,  i n t e r n a t i o n a l  
a u d i t  f i r m s  m u s t  p o s s e s s  e x p e r t i s e  i n  t h e  a r e a s  
o f  d o m e s t i c  f i n a n c i a l  a c c o u n t i n g  p r i n c i p l e s  a n d  
r e l a t e d  l a w s .  T h e s e  t e n d  t o  b e  a c h i e v a b l e  w i t h  
t h e  g l o b a l  h a r m o n i z a t i o n  o f  a c c o u n t i n g  
p r i n c i p l e s  i n  r e p o r t i n g .  '  
I n  a  b i d  t o  o b t a i n i n g  r e l i a b l e  a n d  c o m p a r a b l e  
f i n a n c i a l  i n f o r m a t i o n ,  f o r  f u e  p u r p o s e  o f  
1 1 8 1 1  
















































evaluating projects, extending grants and between shareholders and used as a chance to make some 
credits and making other decisions about the managers down, thereby making strategic Improvements to 
different nations of the world by International 
intergovernmental organizations, such as 
United Nations (UN), European Union CEU), 
and the Organization for Economic 
Cooperation and Development COECO) a need 
for a global harmonization of reporting 
standards is apt. This intends to be achievable 
via IFRS 
International accounting firms are also much 
desirous of harmonization of accounting 
standards in that It helps them In regulating 
their large client base. Tax Authorities are also 
not left out as they would benefit from 
harmonization of International accounting 
standards due to Its vantage In dealing with 
managers have more incentives to 
behave in the interests of 
shareholders; More timely loss 
recognition could lower the costs of 
debt, resulting in a possible gain for 
equity investors (by reduction of 
the cost of debt capital); 
On the issue of cost on a large 
scale, it can be deduced that the 
potential effect of mandatory IFRS 
reporting may facilitate 
International Investments and 
synergy of capital markets. This 
standardization of accounting rules 
would Invariably simplify the 
forelgp incomes by differences In the . resolution for International 
measurement of profit in different countries. investors to lay their money abroad. 
Investors can benefit from more accurate, Such behavior of investors would 
comprehensive and timely financial statement lead to enlargement of Investor 
information of IFRS than of the local GAAP it stand and hence enhance risk 
replaces which made no information available 
from the financial statement of other sources. 
Hence, leading to better awareness in the 
capital markets and hence to lower risks for 
investors; 
sharing, enlarged liquidity and 
decrease of costs of capital. 
However, an extract from Adeyemo 
(2014) highlights the gains of 
I FRS 
financial systems and processes 
as well as reduce cost In the long 
run; 
IFRS financial 
statements that are universally 
understood ~nd comparable can 
both improve and initiate new 
relationship with customers and 
suppliers across national 
borders; 
Because of the positive 
effect IFRS financial information 
has on credit ratings, a 
company's position strengthens 
In negotiations with credit 
institutions and cost of borrowing 
are reduced; 
IFRS also results in 
more accurate risk evaluations by 
lenders and to a lower risk 
premium. It also helps companies 
to take advantage of alternative 
IF RS s lg n I fl cant I y form offinance; 
Small Investors who might be less capable of improves the comparability of In t,he case of groups it 
obtainning information that their larger entitles and provide more removes the need for Individual 
investors counterpart can reduce their risk 
when trading with more professional and 
better-informed investors due to a more 
consplcious blue-print that will guide actions 
and inactions readily available. 
Cost tends to be reduced by following IFRS. 
This is achieveable by readily comparability of 
financial reports internationally. Hence, 
investors do not need to analyze different 
accounting standards, to be able to compare 
the value of different equities; the cost so 
reduced will enhance market efficiency, 
leading to better stock prices. When less 
accounting standard differences are evident 
there could be growing cross-border 
acquisitions, rewarding investors to have 
better take-over premiums. More so the 
transparency of IFRS reporting and higher 
quality disclosure pushes the agency costs 
consistent financial information; 
IFRS is accepted as a 
financial reporting framework fgr 
companies seeking admission to 
almost all of the world's stock 
exchanges (including US); 
IFRS eliminates barriers 
to cross-border trading in 
securities, by ensuring that financial 
statements are more transparent; 
Management reporting for 
internal purposes under IFRS, can 
improve the quality and consistency 
of information that management 
needs In order to make effective, 
efficient and timely decisions for the 
business; 
IFRS adoption may be 
Senior Route to Membership of NIESV, 2016 
companies to prepare two sets of 
financial statements, if all 
individual <;ompii!n~§ In 1hs groyp 
subscribe to IFRS. It also allows 
multinational groups to have a 
common accounting language, 
thereby improving management 
reporting decision making; and 
IFRS reporting makes 
easier to Implement cross-
border acquisitions, initiate 
partnerships and cooperation 
agreements with foreign entities, 
simplify the sale of the reporting 
entities and lower the cost of 
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I m p r o v e d  t r a n s p a r e n c y  a n d  
c o m p a r a b i l i t y  f o r  i n v e s t o r s  
a n d  r a t i n g  a g e n c i e s  
I n d u s t r y  p e r c e p t i o n  o f  
m a r k e t  l e a d e r s h i p  
M o r e  r o o m  f o r  
m a n a g e m e n t ' s  j u d g m e n t  
a n d  t r u e r  r e f l e c t i o n  o f  
e c o n o m i c  r e a l i t y  w i t h  
p r i n d p l e s b a s e d  G A A P  
R e d u c t ' < l  c o s t  o f  
f i n a n c i a l  r e p o r t i n g  f o r  
g l o b a l  c o m p a n i e s  
M o r e  e f f i c i e n t  a c c e s s  t o  
c a p i t a l  f o r  g l o b a l  
c o r p o r a t i o n s  
I F R S :  I n c r e a s i n g  d e m a n d  
f o r  p u b l i c  a c c a t J n t a b i l i t y  a n d  
t r a n s p a r e n c y  b y  a l l  
s t a k e h o l d e r s  
I n c r e a s i n g  d e m a n d  f o r  p u b l i c  
a c c o u n t a b i l i t y  a n d  
t r a n s p a r e n c y  b y  a l l  
s t a k e h o l d e r s  
N e e d  t o  a t t r a c t  
I n t e r n a t i o n a l  i n v e s t o r s  
a n d  t o  e n a b l e  e a s y  
m o n i t o r i n g  o f  
o v e r s e a s  i n v e s t m e n t s .  
F a c i l i t a t e  c o m p a r i s o n  
b e t w e e n  p u b l i c  
e n t i t i e s  ( I P S A S )  
A b i l i t y  t o  a n a l y z e  
i m p a c t  o n  t a x -
r e l a t e d  i s s u e s  
S t r e a m l i n e d  M & A  a c t i v i t y  
A b i l i t y  t o  u n d e r s t a n d  I n t e r a c t i o n  
w i t h  s t r a t e g i c .  i n i t i a t i v e s  t o  
g t ' l 1 e f a t e  v a l u e  f r o m  ~yncr g i e s  
S o u r c e :  A d a p t e d  f r o m  O y e d e l e ,  ( 2 0 1 1 : 1 0 )  
T h e r e  I s  a  c l o s e  r e l a t i o n s h i p  b e t w e e n  ( I P S A S )  a u t h o r i t i e s .  s u p p o r t  o n  I  F R S  ( e s p e c i a l l y  I n  t h e  
a n d  O F R S )  d u e  t o  t h e  f a c t  t h a t  I P S A S  s h o r t - t e r m ) ;  S i m p l i f i c a t i o n  d o e s  
s t a n d a r d s  a r e  l a r g e l y  b a s e d  o n  t h e  p r i n c i p l e s  C O N S  O F  T H E S E  A C C O U N T I N G  n o t  n e c e s s a r y  m e a n  b e t t e r  
o f  I F R S .  l n f a c t  t h e  r a t i o n a l e  f o r  d r a w i n g  f r o m  S T A N D A R D S  
I F R S  i s  t o  e n s u r e  g r e a t e r  c o m p a r a b i l i t y  P a r t i c u l a r l y  t h e  I F R S  w h i c h  i s  T H E  T H I N  L I N E  A M O N G S T  
b e t w e e n  p r i v a t e  a n d  p u b l i c  s e c t o r  r e p o r t i n g  
w h e n  a c c o u n t i n g  f o r  s i m i l a r  t y p e s  o f  
t r a n s a c t i o n s .  T h u s ,  t h e  a f o r e m e n t i o n e d  p r o n s  
o f  I F R S  c a n  b e  i n t e r l i n k e d  w i t h  I P S A S  w h e r e  
d e e m e d  t o  b e  f o r  p r o f i t  o r i e n t e d  
e n t i t i e s ,  O y e d e l e  ( 2 0 1  0 )  s t i l l  
e x p r e s s e d  s o m e  r e s e r v a t i o n s  o n  
t h e  i m p l e m e n t a t i o n  o f  I F R S .  T h e s e  
s u i t a b l e .  I t  i s  h o w e v e r  p a r t i c u l a r  t o  s t a t e  h e r e  ·  a r e  a s  f o l l o w s :  I n i t i a l  c o n v e r s i o n  
t h a t  t h e  o n g o i n g  s o v e r e i g n  d e b t  c r i s e s  i n  
s e v e r a l  c o u n t r i e s  d e m o n s t r a t i n g  t h e  
c h a l l e n g e s  o f  m a i n t a i n i n g  f i n a n c i a l  s t a b i l i t y  o f  
t h e s e  g o v e r n m e n t s ,  r e q u i r e s  t h e  a d o p t i o n  o f  
a c c r u a l - b a s e d  a c c o u n t i n g  f r a m e w o r k s ,  w h i c h  
I P S A S  i s  n o t e d  f o r ,  i n  o r d e r  t o  i m p r o v e  t h e i r  
d e c i s i o n - m a k i n g  a b i l i t y  t o  p r e v e n t  a n d  
r e s p o n d  t o  t h e s e  I s s u e s .  T h i s  i n v a r i a b l y  m a k e s  
t h e  a d o p t i o n  o f  I P S A S  a  v a n t a g e  f o r  t h e s e  
c o s t ;  m a y  i n  f a c t  g i v e  m o r e  
i n f o r m a t i o n  t h a n  p r i v a t e  e n t i t i e s  
p r o v i d e  c u r r e n t l y  u n d e r  l o c a l  G A A P  
( e . g .  C o m p a r a t i v e s ) ;  w i l l  I t  b e  
a c c e p t e d  b y  u s e r s ?  ( W i l l  t h e y  -
p a r t i c u l a r l y  l o c a l  u s e r s  
- U n d e r s t a n d  i t ? ) ;  L e g a l ,  t a x  a n d  
f i n a n c i a l  i m p l i c a t i o n s  o f  d i f f e r e n c e s ;  
w i l l  n e e d  t r a i n i n g  a n d / o r  t e c h n i c a l  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  '  
I P S A S ;  I  F R S  A N D  I Y S  
T h e s e  s t a n d a r d s  a r e  a l l  r e l a t e d  t o  
f i n a n c i a l  r e p o r t i n g  d i r e c t l y  o r  
I n d i r e c t l y  
T h e  t h r e e  s t a n d a r d s  
a m o n g s t  o t h e r s  c o v e r  
r e q u i r e m e n t s  f o r  
f i n a n c i a l  s t a t e m e n t s .  
O t h e r s  c o v e r e d  b y  
v a l u a t i o n  s t a n d a r d s  
i n c l u d e  m o r t g a g e  
s e c u r e d  l e n d i n g  a n d  r e a l  
p r o p e r t y  v a l u a t i o n  f o r  

















all purposes. IPSAS ans IFRS are 
principally designed for financial 
accounting, valuation, and financial 
statutory reporting. 
IPSAS Is based on the frameworks 
of the International Accounting 
Standards (lAS) and International 
Financial Reporting Standards 
(I FRS) Designed by the 
International Accounting Standards 
Board (IASB). However while the 
latter are concerned chiefly with 
financial reporting of private sector 
companies the former is confined 
principally to public entities with 
some having no counterpart in lAS or 
IFRS, such as IPSAS 22, IPSAS 23 
and IPSAS 24. 
These standards aid clients in taking financial 
decisions 
A common term is required for 
Investors to measure and compare 
their investment performance in the 
Capital Market. 
The standards enable comparison of 
data across organizations/country 
and improving financial transparency 
These standards have evolved primarily due to 
financial debacles 
The bank foreboding In , the early 
90's caused the Royal Institution of 
Chartered Surveyors (RICS) to join 
forces with the British Banking 
Association (BBA) to publish new 
valuation guidance for bank lending. 
The current economic crunch and the 
harsh fiscal constraints being evident 
in most economy have accentuated 
the need for governments to 
blatantly report all their assets and 
liabilities through the use of IPSAS. 
These standards have been evolving over the 
years from local, indeginous to unified global 
standards 
RICS after a research 
conducted by her 
valuation department in 
1994 brought about the 
first unified mandatory 
valuation standards 
Issued in 1995. This is 
popularly known as the 
Mallinson Report, 1994) 
Hither to, federal, state 
and local governments 
have excersised 
jurisdictional powers to 
set standards individually 
based on the principles of 
cash accounting. 
Countries were at liberty 
to set their own standards 
which resulted to myraid 
of public sector standards 
supervised and managed 
by plethora of boards 
around the globe. For 
instance in the United 




(GASB>; The Federal 
Accounting Standards 
Advisory Board 
(FASAB); and the 
Financial Systems 
Integration Office (FSIO), 
formerly Joint Rnancial 
Management 
Improvement Program 
UFMIP). Other national 
standard boards include 
the Public Sector 
Accounting Board 
(PSAB) in Canada and the 
Australian Accounting 
Standards Board 
(AASB). In Nigeria it was 
the 
The NASB issuing 
standards, (SAS) 
before being 
transformed to the 
Financial Reporting 
Council (FRO. 
These standards are all looking 
towards best practices in 
reporting evident in revised 
editions 
The RICS Valuation 
Standard known as the 
Red Book has gone 
through changes that 
have resulted to revised 
editions for enhanced 
value. The series in 
years of publications 
include 1976; 1981; 
1 ggo; 1 995; 2003; 




Council (IVS() has also 
published standards of 
various editions. These 
are those published in 
1985, 1995, 1997, 
2000 and 2001. 
Others are 2003, 
2005, 2007, 2009 
and lately 2011 
The Nigerian Institution 
of Estate Surveyors and 
Valuers (NIESV) is not 
left out in the quest for 
standardizing valuation 
reporting for her 
members. However, the 
fervour cannot be really 
felt considering that 
only two of such 
standards have been 
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p u b l i s h e d .  T h e  v e r y  f i r s t  i n  1 9 9 5 ,  t h e  R n a n c l a l  R e p o r t i n g  C o u n c i l  o f  s h o u l d  b e  m o d i f i e d  o r  c l a r i f i e d ;  
a b o u t  t w e n t y - s i x  y e a r s  a f t e r  t h e  N i g e r i a  A c t ,  N o .  6  o f  2 0 1 1  i s  a  c o n s i d e r  t h e  n e e d  f o r  a  g e n e r i c  
e s t a b l i s h m e n t  o f  t h e  b o d y ,  a n d  
t h e r e a f t e r  i n  2 0 0 6 .  
I P S A S B ,  a l t h o u g h  w h e n  i t  w a s  s t i l l  
b e a r i n g  t h e  n a m e ,  I F A C  P u b l i c  S e c t o r  
C o m m i t t e e  h a s  b e e n  d e v e l o p i n g  a n d  
i s s u i n g  a c c o u n t i n g  s t a n d a r d s  f o r  t h e  
p u b l i c  s e c t o r  s i n c e  1  9 9 7  
M e e t i n g  t h e  n e e d s  o f  c l i e n t s / i n v e s t o r s  i s  t h e  
m o s t  p r e d o m i n a n t  f a c t o r  f o r  a d o p t i n g  
s t a n d a r d s  
T h e  r o l e  i n t e r - E u r o p e a n  V a l u e r  o~ganisation 
a n d  t h a t  p l a y e d  b y  p r o f e s s i o n a l  b o d i e s  
t o w a r d s  f u s i o n  o f  s t a n d a r d s  a c c e p t a b l e  o n  a  
g l o b a l  l e v e l  c a n n o t  b e  u n d e r m i n e d .  H o w e v e r ,  
i n v e s t o r s  p e r c e i v e d  t h e  v e r y  i m p o r t a n c e  o f  
p r o p e r t y  i n v e s t m e n t  w h i c h  w a s  m u c h  h i t  b y  
t h e  h a r s h  e c o n o m i c  c l i m a t e  a s  a g a i n s t  o t h e r  
s e c t o r s  t h a t  r e c e i v e d  s u b v e n t i o n  f r o m  
g o v e r n m e n t .  T h i s  h a s  b e e n  a t t e s t e d  t o  b y  
b u s i n e s s  e n t i t y  h a v i n g  p r o p e r t y  a s s e t  i n  t h e i r  
o r g a n i s a t i o n  
W H A T  I S  I N  A L L  T H E S E  A C C O U N T I N G  
S T A N D A R D S  F O R  T H E  E S T A T E  S U R V E Y O R  
A N D  V A L U E R ?  
I n i t i a l l y  o n e  c a n  b e  t e m p t e d  t o  d i s c a r d  t h e s e  
a c c o u n t i n g  s t a n d a r d s  s i n c e  b e i n g  a n  E s t a t e  
S u r v e y o r  a n d  V a l u e r  i s  d i s t i n c t  f r o m  t h e  
A c c o u n t i n g  p r o f e s s i o n  b u t  s i n c e  t h e  E s t a t e  
S u r v e y i n g  a n d  V a l u a t i o n  p r o f e s s i o n  a m o n g s t  
o t h e r  p r o f e s s i o n  I s  h i n g e d  o n  f i n a n c i a l  m a t t e r s  
o n e  c a n  s w a y  t o  t h e  d i c t a t e s  .  o f  t h e s e  
s t a n d a r d s .  I t  I s  a l s o  p e r t i n e n t  t o  s t a t e  h e r e  
t h a t  t h e s e  a c c o u n t i n g  s t a n d a r d s  a r e  n o t  i n  
a n y w a y  d e s c r i b i n g  a p p r o a c h  t o  t h e  s t a t u t o r y  
p r e s e r , v e  o f  E s t a t e  S u r v e y i n g  a n d  V a l u a t i o n  
b u t  g u i d e l i n e s  i n  r e p o r t i n g  a n d  d i s c l o s u r e s .  
T h e r e  a r e  s e r i e s  o f  c o n n e c t i o n  t h e  E s t a t e  
S u r v e y o r  a n d  V a l u e r  h a s  w i t h  t h e s e  
a c c o u n t i n g  s t a n d a r d s .  F o r  i n s t a n c e  
s i n c e  o u r  c o u n t r y  h a s  s i g n e d  b y  l e g i s l a t i o n ,  t h e  
i n v o l v e m e n t  o f  p r o f e s s i o n a l s  s u c h  a s  o u r s  t o  
a d o p t  t h e s e  s t a n d a r d s ,  o u r  p r o f e s s i o n  i s  
b o u n d  b y  t h a t .  S i t t i n g  i n  t h e  R n a n c i a l  
R e p o r t i n g  C o u n c i l  B o a r d  ( K n o w n  a s  t h e  
B o a r d )  a s  s p e l t  o u t  i n  S e c t i o n  2 ( 2 )  d ( x i i i )  o f  
r e p r e s e n t a t i v e  o f  t h e  N i g e r i a n  
i n s t i t u t i o n  o f  E s t a t e  S u r v e y o r s  a n d  
V a l u e r s  w h i c h  a u t o m a t i c a l l y  m a k e s  
o u r  p r o f e s s i o n  a  m a j o r  s t a k e h o l d e r .  
O t h e r  r e l e v a n t  s e c t i o n s  i n  t h e  A c t  
i n c l u d e s  S e c t i o n  3  w h i c h  a u t h o r i z e s  
t h e  R n a n c l a l  R e p o r t i n g  C o u n c i l  t h e  
d i s c r e t i o n  o f  a c q u i r i n g ,  h o l d i n g  o r  
d i s p o s i n g  o f  a n y  p r o p e r t y ,  
m o v e a b l e  o r  i m m o v e a b l e ,  f o r  t h e  
p u r p o s e  o f  c a r r y i n g  o u t  i t s  
f u n c t i o n s .  T h e  s e r v i c e s  o f  t h e  
e s t a t e  s u r v e y o r s  a n d  v a l u e r s  
c a n n o t  b e  u n d e r m i n e d  h e r e .  S e c t i o n  
8 (  1  f )  o f  t h e  A c t  e m p o w e r s  t h e  
c o u n c i l  a m o n g s t  o t h e r s  t o  k e e p  u p  
t i l l  d a t e  r e g i s t e r  o f  p r o f e s s i o n a l s  
·  e n g a g e d  i n  f i n a n c i a l  r e p o r t i n g  
p r o c e s s ,  w h i c h  i n c l u d e s  t h e  E s t a t e  
S u r v e y o r s  a n d  V a l u e r s .  A l s o  i n  
S e c t i o n  4 1  n o  p r o f e s s i o n a l  
i n c l u d i n g  t h e  E s t a t e  S u r v e y o r  a n d  
V a l u e r  s h a l l  h o l d  a n y  a p p o i n t m e n t  
s t a n d a r d  f o r  t h e  c o m m u n i c a t i o n  
o f  v a l u a t i o n  a d v i c e ;  a n d  l i a i s e  w i t h  
t h e  I n t e r n a t i o n a l  V a l u a t i o n  
S t a n d a r d s  B o a r d  a n d  o t h e r  
i n t e r n a t i o n a l  b o d i e s  o n  t h e  
d e v e l o p m e n t  a n d  a p p l i c a t i o n  o f  
i n t e r n a t i o n a l  v a l u a t i o n  s t a n d a r d s .  
S e c t i o n  3 3 < 1  a )  r e q u i r e s  e v e r y  
c o n c e r n e d  p r o f e s s i o n a l  I n c l u d i n g  
t h e  E s t a t e  S u r v e y o r  a n d  V a l u e r  t o  
p a y  a n n u a l  d u e s  o f  n o t  l e s s  t h a n  
N S ,  0 0 0 .  0 0  ( R v e  T h o u s a n d  
N a i r a )  o n l y  i n t o  i t s  f u n d .  S e c t i o n  
3 4 ( d )  e m p o w e r s  t h e  c o u n c i l  t o  
d e f r a y  f u n d s  r e c e i v a b l e  b y  h e r  f o r  
t h e  m a i n t e n a n c e  a n d  d e v e l o p m e n t  
o f  p r o p e r t y  v e s t e d  I n  o r  o w n e d  b y  
t h e  c o u n c i l .  S e c t i o n  3 6  a l s o  
p e r m i t s  t h e  c o u n c i l  t o  a c c e p t  g i f t  
a n d  l a n d e d  p r o p e r t y .  O n c e  a g a i n  
t h e  n e e d  f o r  t h e  e s t a t e  s u r v e y o r  
a n d  v a l u e r  b u t t r e s s e d .  S e c t i o n  
4 3  s t i p u l a t e s  t h a t  n o  r e g i s t e r e d  
o r  o f f e r  a n y  s e r v i c e  f o r  p r o f e s s i o n a l  o f  w h o m  e s t a t e  
r e m u n e r a t i o n  a s  a  p r o f e s s i o n a l  f o r  
p u b l i c  i n t e r e s t  e n t i t i e s ,  u n l e s s  h e  i s  
r e g i s t e r e d  u n d e r  t h i s  A c t .  S e c t i o n  
2 3 ( 1 )  a m o n g s t  o t h e r  s p e c i f i e d  
d i r e c t o r a t e  e s t a b l i s h e d  b y  t h e  A c t  
i s  t h e  D i r e c t o r a t e  o f  V a l u a t i o n  
S t a n d a r d  c h a r g e d  w i t h  t h e  
r e s p o n s i b i l i t i e s  a m o n g s t  o t h e r s  t o  
d e v e l o p  a p p r o p r i a t e  c o n c e p t u a l  
f r a m e w o r k  t o  g u i d e  t h e  s e t t i n g  o f  
r e l e v a n t  v a l u a t i o n  s t a n d a r d s ;  
d e v e l o p i n g  s u c h  r e l e v a n t  v a l u a t i o n  
s t a n d a r d s ,  o r  a m e n d  e x i s t i n g  o n e s ,  
i n  r e l a t i o n  t o  e v o l v i n g  c o m m e r c i a l  
p r a c t i c e s ,  e c o n o m i c  d e v e l o p m e n t s  
a n d  d e f i c i e n c i e s  i d e n t i f . e d  i n  c u r r e n t  
p r a c t i c e  ;  t a k e  a c c o u n t ,  w h e r e  
a p p r o p r i a t e ,  o f  t h e  r e g u l a t o r y  
r e q u i r e m e n t s  o f  t h e  l e g i s l a t i o n  a n d  
a n y  o t h e r  r e l e v a n t  r e g u l a t o r y  b o d y ;  
l i a i s e  w i t h  t h e  v a l u a t i o n  p r o f e s s i o n  
r e g a r d i n g  a r e a s  o f  p r a c t i c e  f o r  
w h i c h  n e w  s t a n d a r d s  m a y  b e  
r e q u i r e d  o r  e x i s t i n g  s t a n d a r d s  
s u r v e y o r s  a n d  v a l u e r s  f o r m  p a r t  
s h a l l  e m p l o y  a  p e r s o n  w h o  h a s  
b e e n  s u s p e n d e d  f r o m  p r a c t i c e ,  
u n l e s s  t h e  C o u n c i l  h a s  c o n s e n t e d  
t o  s u c h  e m p l o y m e n t .  A l s o  S e c t i o n  
6 2  a l l o w s  t h e  c o u n c i l  a t  h e r  
d i s c r e t i o n  t o  i n v e s t i g a t e  o r  c a u s e  
t o  b e  i n v e s t i g a t e d  a n y  c o m p l a i n t  
o r  d i s h o n e s t  p r a c t i c e ,  n e g l i g e n c e ,  
p r o f e s s i o n a l  m i s c o n d u c t ,  
m a l p r a c t i c e  m a d e  a g a i n s t  a n y  
p r o f e s s i o n a l ;  a n y  b r e a c h  o f  t h e  
C o d e  o f  C o n d u c t  a n d  E t h i c s  b y  
a n y  r e g i s t e r e d  p r o f e s s i o n a l ;  o r  
a n y  m a t e r i a l  I r r e g u l a r i t y  n o t i f i e d  
t o  i t  a m o n g s t  o t h e r s  
A s i d e  t h e  c o m p e l l i n g  p r o v i s i o n s  o f  
a n  A c t  t h e  I n t e r n a t i o n a l  V a l u a t i o n  
S t a n d a r d  C o u n c i l  h a s  a  g o o d  
w o r k i n g  r e l a t i o n s h i p  w i t h  
I n t e r n a t i o n a l  A c c o u n t i n g  
S t a n d a r d  B o a r d  ( I A S B ) ,  T h e  
I n t e r n a t i o n a l  F e d e r a t i o n  o f  
~ 
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  



















































Accountatnts (IFAO; International Public 
Sector Accounting Standadrs Board 
(IPSASB); and International Audicting 
Assurance Standadrd Board. The foregoing 
could be attributed to the recognition of these 
accounting standards in the international 
valuation standards. In the introductory part 
of the latest edition of IVS (2011) the clause 
"Valuations are widely used and relied upon in 
financial and other markets, whether for 
inclusion in financial statements, ................... " 
cannot be farfetched, further buttressing the 
import of these financial standards in our 
profession. 
After . the introductory part and the principal 
changes made, the latest IVS (2011) is 
structured into the following segments: IVS 
Definitions, IVS Framework, General 
Standards, Asset Standards, and Valuation 
Applications. Under Valuation Applications Is a 
section designated for Valuation for Financial 
Reporting. 
Valuations are usually required for different 
accounting purposes in the preparation of the 
financial reports or statements of companies 
and other entities.For instance for 
measurement of the value of an asset or 
liability for inclusion on the statement of 
financial position, allocation of the purchase 
price of an acquired business, impairment 
testing, lease classification and valuation 
inputs to the calculation of depreciation 
charges in the profit or loss account now 
known as statement of comprehensive . 
income. Hence IVS specifically makes 
prefer,entlal references to requirements under 
the International Financial Reporting 
Standards OFRSs) to other national 
accounting standards .. 
Amongst the provisions in IVS reporting for 
use in a financial statement shall be the 
presence of any information that the reporting 
entity is required to disclose by the relevant 
transactions. Some standards also 
require information about the 
sensitivity of the measurement to 
changes in significant inputs. 
One principal term to analyse here 
is that of "Fair Value". The 
accounting standards in a bid to 
departing from the cost 
amortization approach have 
adopted the fair value as a means 
of measurement. Even though the 
thought pattern of the accountant is 
synonymous with the open market 
value of the Estate Surveyor and 
. valuer there Is difference in both 
concepts. 
Open market value is defined as the 
estimated amount for which a 
property should exchange on the 
date of valuation between a willing 
buyer and willing seller in an arm's 
length transaction after proper 
marketing wherein the parties had 
each acted knowledgeably, 
prudently, and without compulsion 
(IVS 1, para. 3.1 ). However, Fair 
Value is defined by the International 
Accountants Standards Board as 
"the amount at which an asset 
could be exchanged between 
knowledgeable, willing parties in an 
arm's length transaction" 
The underlying factor whereby 
values have to represent the 
market is missing in the definition of 
fair value. Hence, every market 
value is a fair value while not all fair 
values are market values. The 
estate surveyors and valuers are 
encouraged to continue with the 
adoption of the open market value 
as that would interpret the outcome 
of the independent judge "the 
Financial Reporting Standards. Some of such market". 
monetary terms cannot be 
undermined. This informs the 
linkage with these sets of 
accounting standards. For 
particular reference amongst 
• others, the following IPSAS are of 
specific relevance: 
IPS AS 1 1 drawn from ISA 11 
which will be superseded by IFRS 
1 5 deals on construction 
contracts with the major objective 
of prescribing the accounting 
treatment of costs and revenue 
associated with construction 
contracts. Amongst the various 
provisions in this standard Is 
paragraph 24(c) which 
recognises the depreciation of 
plant and equipment used on the 
contract as cost that relate 
directly to a specific contract. 
Whereas, in paragraph 28(d) 
depreciation of idle plant and 
equipment not used on a 
particular contract cannot be 
attributed to a contract and 
therefore excluded from the 
costs of a construction contract. 
I~SAS 1 2 drawn primarily from 
lAS 2 is geared towards the 
accounting treatment for 
inventories. While accounting for 
inventories, the amount of cost to 
be recognized as an asset and 
carried forward until the related 
revenues are recognized is noted. 
This Standard provides guidance 
on the determination of cost and 
Its subsequent recognition as an 
expense, including any write-
down to net realizable value. It 
also provides guidance on the 
cost formulas that are used to 
assign costs to Inventories. examples are disclosures required about fair 
value measurements including methods and 
significant assumptions used in the 
measurement and, or whether, the 
measurement was determined by reference to 
observable prices or recent market 
As Estate Surveyors and Valuers Paragraph 1 0 defines Net 
~ 
whose dealings on land <1nd Its 
appurtenance is based on monetary 
worth, the need to construe 
whatever real estate transaction in 
S~nior Route to Membership of NIESV, 2016 
realizable value as net amount 
that an entity expects to realize 
from the sale of inventory in the 









. . .  
I F R S  d o e s  p e r m i t  R r s t - l n - R r s t  O u t  ( F I F O )  l e a s e  p a y m e n t s  i s  t h e  i n t e r e s t  r a t e  l e s s e e ' s  f i n a n c i a l  s t a t e m e n t s  o f  
a n d  n o t  L a s t - i n - F i r s t  O u t  ( L I F O )  p r i n c i p l e  I m p l i c i t  i n  t h e  l e a s e ,  I f  t h i s  I s  i n v e s t m e n t  p r o p e r t y  i n t e r e s t s  
e v e n  t h o u g h  t h e  f o r m e r  i s  b e i n g  c r i t i z e d  f o r  
h u g e  t a x  b u r d e n  o n  e n t i t i e s .  
I P S A S  1  3  w h i c h  I s  h i n g e d  o n  l e a s e s  i s  d r a w n  
p r i m a r i l y  f r o m  l A S  1  7 .  T h i s  s t a n d a r d  h a s  a  l o t  
E s t a t e  S u r v e y o r s  a n d  V a l u e r s  c a n  d r a w  f r o m  
w t t h  r e s p e c t  t o  a p p r o p r i a t e  a c c o u n t i n g  p o l i c i e s  
a n d  d i s c l o s u r e s  t o  a p p l y  i n  r e l a t i o n  t o  f i n a n c e  
a n d  o p e r a t i n g  l e a s e s  f o r  b o t h  l e a s e e s  a n d  
l e s s o r s .  O n e  r e m a r k a b l e  f e a t u r e  i s  t h e  
d i s t i n c t i o n  b e t w e e n  t h e  i n c e p t i o n  a n d  
c o m m e n c e m e n t  o f  a  l e a s e  a s  s p e l t  o u t  i n  
d e f i n i t i o n s  p r o v i d e d  i n  p a r a g r a p h  8 .  T h e  
f o r m e r  i s  t h e  e a r l i e r  o f  t h e  d a t e  o f  t h e  l e a s e  
a g r e e m e n t  a n d  t h e  d a t e  o f  c o m m i t m e n t  b y  t h e  
p a r t i e s  t o  t h e  p r i n c i p a l  p r o v i s i o n s  o f  t h e  l e a s e  
w h i l e  t h e  l a t t e r  i s  t h e  d a t e  f r o m  w h i c h  t h e  
l e s s e e  i s  e n t i t l e d  t o  e x e r c i s e  i t s  r i g h t  t o  u s e  
t h e  l e a s e d  a s s e t .  I t  i s  t h e  d a t e  o f  i n i t i a l  
r e c o g n i t i o n  o f  t h e  l e a s e  ( i . e . ,  t h e  r e c o g n i t i o n  o f  
t h e  a s s e t s ,  l i a b i l i t i e s ,  r e v e n u e ,  o r  e x p e n s e s  
r e s u l t i n g  f r o m  t h e  l e a s e ,  a s  a p p r o p r i a t e .  I n  
p a r a g r a p h  9  a  p r o v i s i o n  I s  m a d e  i n  a  l e a s e  
a g r e e m e n t  t o  a d j u s t  t h e  l e a s e  p a y m e n t s  f o r  
c h a n g e s  I n  t h e  c o n s t r u c t i o n  o r  a c q u i s i t i o n  c o s t  
o f  t h e  l e a s e d  p r o p e r t y ,  o r  f o r  c h a n g e s  i n  s o m e  
o t h e r  m e a s u r e  o f  c o s t  o r  v a l u e ,  s u c h  a s  
g e n e r a l  p r i c e  l e v e l s ,  o r  i n  t h e  l e s s o r ' s  c o s t s  o f  
f i n a n c i n g  t h e  l e a s e ,  d u r i n g  t h e  p e r i o d  b e t w e e n  
t h e  I n c e p t i o n  o f  t h e  l e a s e  a n d  t h e  
c o m m e n c e m e n t  o f  t h e  l e a s e  t e r m .  T h i s  i s  
p e r m i s s i b l e  i f  t h e  e f f e c t  o f  a n y  s u c h  c h a n g e s  
s h a l l  b e  d e e m e d  t o  h a v e  t a k e n  p l a c e  a t  t h e  
i n c e p t i o n  o f  t h e  l e a s e .  
A n o t h e r  p a r a g r a p h  a s  s p e l t  o u t  i n  I P S A S  1  3  
w h i c h  m i g h t  b e  o f  k e e n  i n t e r e s t  t o  e s t a t e  
p r a c t i c a b l e  t o  d e t e r m i n e ;  i f  n o t ,  t h e  
l e s s e e ' s  i n c r e m e n t a l  b o r r o w i n g  r a t e  
s h a l l  b e  u s e d " .  
U n d e r  t h e  i m p l e m e n t a t i o n  G u i d a n c e  
o f  I P S A S  1  3  w h i c h  i s  n o t  p r i n c i p a l l y  
p a r t  o f  t h e  s t a n d a d r d  b u t  
a c c o m p a n i e s  i t  d i s c u s s e s  i s s u e s  
s u c h  a s  C l a s s i f i c a t i o n  o f  a  L e a s e ;  
s a l e  a n d  l e a s e b a c k  t r a n s a c t i o n s  
t h a t  r e s u l t  I n  o p e r a t i n g  l e a s e s ;  a n d  
d e r i v a t i o n s  o f  p r e s e n t  v a l u e  
f o r m u l a  o f  m i n i m u m  l e a s e  p a y m e n t s  
( M L P )  c a l c u l a t e d  a s :  
P V  ( M L P )  =  S / ( 1  + r ) "  +  A / r  ( ( 1  -
( 1  / ( 1  + r ) " ) ) :  
W h e r e :  
" S "  i s  t h e  g u a r a n t e e d  r e s i d u a l  v a l u e  
" A "  i s  t h e  r e g u l a r  p e r i o d i c a l  
p a y m e n t  
" r "  i s  t h e  p e r i o d i c  i n t e r e s t  r a t e  
I m p l i c i t  i n  t h e  l e a s e  e x p r e s s e d  a s  a  
d e c i m a l  
" n "  I s  t h e  n u m b e r  o f  p e r i o d s  I n  t h e  
t e r m  o f  t h e  l e a s e  
I P S A S  1  6  d r a w n  p r i m a r i l y  f r o m  
l A S  4 0  d e a l s  w t t h  i n v e s t m e n t  
p r o p e r t y  w h i c h  i s  d e s c r i b e d  I n  t h e  
s t a n d a r d  a s  l a n d  o r  a  b u i l d i n g  - o r  
p a r t  o f  a  b u i l d i n g  - o r  b o t h  h e l d  t o  
e a r n  r e n t a l s  o r  f o r  c a p i t a l  
a p p r e c i a t i o n ,  o r  b o t h ,  r a t h e r  t h a n  
f o r  u s e  I n  t h e  p r o d u c t i o n  o r  s u p p l y  
o f  g o o d s  o r  s e r v i c e s ,  o r  f o r  
a d m i n i s t r a t i v e  p u r p o s e s ;  o r  S a l e  I n  
s u r v e y o r s  a n d  v a l u e r s  i s  p a r a g r a p h  2 8  " A t  t h e  o r d i n a r y  c o u r s e  o f  o p e r a t i o n s .  
~ 
t h e  c~mmencement o f  t h e  l e a s e  t e r m ,  l e s s e e s  I n  p a r a g r a p h  2 0 ( b )  l n v e 5 t m e n t  
s h a l l  r e c o g n i z e  a s s e t s  a c q u i r e d  u n d e r  f i n a n c e  p r o p e r t y  c a n  b e  r e c o g n i z e d  a s  a n  
l e a s e s  a s  a s s e t s ,  a n d  t h e  a s s o c i a t e d  l e a s e  
o b l i g a t i o n s  a s  l i a b i l i t i e s  I n  t h e i r  s t a t e m e n t s  o f  
f i n a n c i a l  p o s i t i o n .  T h e  a s s e t s  a n d  l i a b i l i t i e s  
s h a l l  b e  r e c o g n i z e d  a t  a m o u n t s  e q u a l  t o  t h e  
f a i r  v a l u e  o f  t h e  l e a s e d  p r o p e r t y  o r ,  I f  l o w e r ,  
t h e  p r e s e n t  v a l u e  o f  t h e  m i n i m u m  l e a s e  
p a y m e n t s ,  e a c h  d e t e r m i n e d  a t  t h e  I n c e p t i o n  o f  
t h e  l e a s e .  T h e  d i s c o u n t  r a t e  t o  b e  u s e d  i n  
c a l c u l a t i n g  t h e  p r e s e n t  v a l u e  o f  t h e  m i n i m u m  
a s s e t  w h e n  t h e  c o s t  o r  f a i r  v a l u e  o f  
t h e  i n v e s t m e n t  p r o p e r t y  c a n  b e  
m e a s u r e d  r e l i a b l y .  A  t a s k  e s t a t e  
s u r v e y o r s  a n d  v a l u e r s  s h o u l d  b e  
a b l e  t o  d o  a t  e a s e .  T h i s  S t a n d a r d  
w h i c h  d o e s  n o t  d e a l  w t t h  m a t t e r s  
c o v e r e d  i n  I P S A S  1  3 ,  a p p l i e s  t o  
a c c o u n t i n g  f o r  i n v e s t m e n t  p r o p e r t y ,  
i n c l u d i n g  t h e  m e a s u r e m e n t  i n  a  
S e n i o r  R o u t e  t o  M e m b e r s h i p  o f  N I E S V ,  2 0 1 6  
h e l d  u n d e r  a  l e a s e  a c c o u n t e d  f o r  
a s  a  f i n a n c e  l e a s e ,  a n d  t o t h e  
m e a s u r e m e n t  i n  a  l e s s o r ' s  
f i n a n c i a l  s t a t e m e n t s  o f  
I n v e s t m e n t  p r o p e r t y  p r o v i d e d  t o  
a  l e s s e e  u n d e r  a n  o p e r a t i n g  l e a s e .  
P a r a g r a p h  2 6  m a d e  p r o v i s i o n  f o r  
t h e  m e a s u r e m e n t  a t  r e c o g n i t i o n  
o f  i n v e s t m e n t  p r o p e r t y  w h i c h  I s  
m e a s u r e d  I n i t i a l l y  a t  I t s  c o s t  
I n c l u s i v e  o f  ( t r a n s a c t i o n  c o s t s  a t  
I t s  I n i t i a l  m e a s u r e m e n t ) .  W h e r e  
a n  I n v e s t m e n t  p r o p e r t y  I s  
a c q u i r e d  t h r o u g h  a  n o n -
e x c h a n g e  t r a n s a c t i o n ,  p a r a g r a p h  
2 7  s t i p u l a t e s  t h a t  I t s  c o s t  s h a l l  
b e  m e a s u r e d  a t  I t s  f a i r  v a l u e  a s  a t  
t h e  d a t e  o f  a c q u i s i t i o n .  
I P S A S  1  7  i s  d r a w n  p r i m a r i l y  
f r o m  l A S  1  6  d e a l i n g  o n  P r o p e r t y ,  
P l a n t  a n d  E q u i p m e n t .  T h e  
o b j e c t i v e  o f  t h i s  S t a n d a r d  I s  t o  
p r e s c r i b e  t h e  a c c o u n t i n g  
t r e a t m e n t  f o r  p r o p e r t y ,  p l a n t ,  a n d  
e q u i p m e n t  s o  t h a t  u s e r s  o f  
f i n a n c i a l  s t a t e m e n t s  c a n  d i s c e r n  
I n f o r m a t i o n  a b o u t  a n  e n t i t y ' s  
'  
i n v e s t m e n t  i n  i t s  p r o p e r t y ,  p l a n t ,  
a n d  e q u i p m e n t  a n d  t h e  c h a n g e s  i n  
s u c h  i n v e s t m e n t .  T h e  p r i n c i p a l  
i s s u e s  i n  a c c o u n t i n g  f o r  p r o p e r t y ,  
p l a n t ,  a n d  e q u i p m e n t  a r e  t h e  
r e c o g n i t i o n  o f  t h e  a s s e t s ;  t h e  
d e t e r m i n a t i o n  o f  t h e i r  c a r r y i n g  
a m o u n t s ;  a n d  t h e  d e p r e c i a t i o n  
c h a r g e s  a n d  i m p a i r m e n t  l o s s e s  t o  
b e  r e c o g n i z e d  I n  r e l a t i o n  t o  t h e m .  
I n  p a r a g r a p h  2 ( b )  e n t i t i e s  t h a t  
p r e p a r e  a n d  p r e s e n t  f i n a n c i a l  
s t a t e m e n t s  u n d e r  t h e  a c c r u a l  
b a s i s  o f  a c c o u n t i n g  a r e  r e q u i r e d  
t o  a p p l y  t h i s  S t a n d a r d  I n  
a c c o u n t i n g  f o r  p r o p e r t y ,  p l a n t ,  
a n d  e q u i p m e n t ,  e x c e p t  i n  r e s p e c t  
o f  h e r i t a g e  a s s e t s .  H o w e v e r ,  t h e  
d i s c l o s u r e  r e q u i r e m e n t s  o f  
p a r a g r a p h s  8 8 ,  8 9 ,  a n d  9 2  




















































apply to those heritage assets that are 
recognized. Part of the disclosure to be made 
in paragraph 92 In a revaluation of a class of 
property, plant, and equipment is whether an 
independent valuer was involved. In a 
transitional provision in paragraph 96, an 
entity that adopts accrual accounting for the 
first time in accordance with IPSASs shall 
initially recognize property, plant, and 
equipment at cost or fair value. For Items of 
property, plant, and equipment that were 
acquired at no cost, or for a nominal cost, cost 
is the item's fair value as at the date of 
acquisition. 
IPSAS 21 in accounting for impairment of 
non-cash-generating assets, apply to public 
sector entities, other than GBE' s which could 
either apply lAS 36 or IPSAS 26, except 
those assets covered in IPSAS 11 , 1 2, 1 6, 
1 7, 26, 29, 31, with the major objective to 
prescribe the procedures that an entity applies 
to determine whether a non-cash-generating 
asset is impaired, and to ensure that 
impairment losses are recognized. This 
Standard also specifies when an entity would 
reverse an impairment loss, and prescribes 
disclosures. Paragraph 23 defines what 
constitutes an impairment meaning a loss in 
the future economic benefits or service 
potential of an asset, over and above the 
systematic recognition of the loss of the 
asset's future economic benefits or service 
non-cash-generating asset as the 
present value of the asset's 
remaining service potential while 
paragraph 45-49 presents 
approaches to the determination of 
the present value of the remaining 
service potential of the asset which 
could be Depreciated Replacement 
Cost Approach; Replacement cost 
and reproduction cost based on 
optimized basis; standby or surplus 
capacity held for safety or other 
reasons; Restoration Cost 
Approach; and Service Units 
Approach respectively. 
No doubt valuation Is paramount to 
financial reporting both In the 
private and the public sector; hence 
It cannot be overemphasized asking 
Estate Surveyors and Valuers to 
understandard the valuation 
requirements required in these 
financial standards. These can be 
achieved when there is no apathy in 
reading the comprehensive details 
from the standards itself as this 
manual is an abridged discuss 
principally to sensitize estate 
Surveyors and Valuers in the 
direction of practice 
accommodating International 
financial standards. However, when 
the professional expertise of the 
potential through depreciation (amortization). . estate surveyors and valuers needs 
Impairment, therefore, reflects a decline in the to come to light it should perhaps be 
utility of an asset to the entity that controls it · a spring board for the accounting 
Paragraph 44 describes the value in use of a standards to adjust appropriately. 
Senior Route to Membership of NIESV, 2016 · 
For Instance, the dichotomy 
between open market value and 
fair value; application of 
depreciation; and usage of cost 
method as a representation of 
value can be' expounded. This can 
be evidenced from the words of 
the masters. Michel Prada, 
Chairman of the IFRS Foundation 
Trustees, in commenting on "Fair 
value for the purposes of financial 
reporting recognised the need to 
Interact and exchange 
information with Independent 
bodies, such as the IVSC, which 
shares the same interest with 
theirs. His counterpart in the 
International Valuation Standards 
Council declared that 
strengthening the financial 
system requires the elimination of 
any significant differences in the 
way that fair value is understood, 
and consequently reported, 
between different sectors and 
markets while calling for close 
' collaboration with bodies such as 
the IFRS Foundation in a bid to 
improving standards and increase 
transparency, consistency and 
confidence In financial reporting. 
Hence, in this globalized world 
just as collaborative research Is 
being encouraged and ongoing in 
academics, the professional world 
should not be left out In getting tts 
own lot of inter linkages. 
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